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Preface 
Among many, many other things, we are indebted to our promotor, Prof. 
Dr. Jan Kleinpenning, for his initial advice and help enabling us to 
receive financial assistance for this project. After that miracle, his 
endurance, managing skills and humour helped us to complete this study 
and we sure do hope that his feet fît their shoes again. 
The first time we became acquainted with rental housing in Latin 
America's inner cities was during the preparations for the fieldwork for 
our Master Degree in 1985, Dr. Frans Schuurman being our tutor at the 
time. Our experiences and stay in Arequipa, Southern Peru, motivated us 
to write a proposal for more comprehensive research on inner-city rental 
housing. 
In 1988, the Netherlands Foundation for the Advancement of Tropical 
Research (WOTRO) approved the proposal and financially supported our 
research project, the Catholic University of Nijmegen becoming our 
base. While doing this research, both in Peru and the Netherlands, we 
were warmly supported by the members of the Department of Human 
Geography of Developing Areas and Nijmegen really became a home 
base. 
Beside the inhabitants of the rental houses and those of in other 
neighbourhoods who generously gave an often fascinating insight into 
their lives and living situation, numerous other people contributed to the 
project. Mentioning them all personally would be a delightful task, with 
the captivating thoughts and often pleasant memories it would bring, but 
a the same time rather endless. Unfortunately we only have space to 
mention a few people. To those we will not mention by name but have 
helped us, we are eternally grateful. Without your help as well we would 
not have come this far. 
Upon our arrival in Arequipa, we instantly received help and advice 
from several people in the Faculty of Architecture of the Universidad 
Nacional de San Agustín. Among them, the Architects Miguel Torres 
and Luis Maldonado advised us in improving the questionnaires. Luis 
further helped us by getting his employees to test the first versions of 
our questionnaires. Both Luis and Miguel, stayed in touch with the 
progress of our research during subsequent periods of fieldwork. 
In and outside his office the lawyer Carlos Gamica informed us on 
ν 
the legal aspects of inner-city housing reconstruction, rent legislation and 
the praxis of peripheral organizations. Sociologist Dr. G. Carpio Muñoz 
introduced us to the history of the city, at the same time expressing his 
faith in and concern for the cities' future. Architect R. Bustamante of 
the Regional Institute of Culture, besides being pleasant company, 
provided us with dossiers and additional information on the Monumental 
Zone. 
Students of the faculty of Architecture conducted the definite data-
collection for us and we want to thank them all for their help and 
endurance though some deserve to be mentioned explicitly as they did 
even more. 
Javier and his friends for interviewing landlords of tugurios, Manuel 
for assisting us in finding accurate information on rent legislation; Yuri 
for the inventory of the city's parking plots, and Yuri and Roxana for 
the help on the listing of rental houses in the inner city of Arequipa. 
Despite the fact that the data analysis finally broke down as a result of 
the incompatibility of computer software Hector, together with the 
Municipality's system-manager, should be mentioned specifically for 
their persisting attempts to provide us with the computer tape of all 
property owners and characteristics of all premises and buildings in 
Arequipa's inner city. 
From the Municipalities' tax-collecting office, despite their urgent 
need of more sophisticated archivation equipment, we received requested 
documents on the real estate tax, The Cadastral office generously let us 
copy material and provided maps on spatial growth of the inner city and 
various peripheral neighbourhoods. Jésus Olivares could not provide us 
with material as his Municipal Planning Institute was closed down for 
still obscure reasons but we sure hope he found another, in one than 
more aspect rewarding, niche. 
Employees of the several libraries of the Universidad San Agustín and 
of Universidad Santa María were very helpfull and certainly the ones 
from the Municipal Library must have wondered why anyone wants to 
go through all the volumes of the local news-paper. In Lima, employees 
of the local planning office, PRO-URBE, gave a very good insight in 
inner city problems of Peru's capital. The employees of the National 
Library and in the archives of the Ministery of Housing and 
Construction helped us in finding additional secondary sources, though 
in the latter, most of them were extremely difficult to find in the pile-
ups in cellars of the building. 
Furthermore, Dr. Paul Gans, formerly of the University of Kiel, 
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presently of the Pädagogische Hochschule Erfurt/ Mühlhausen, provided 
an excellent amount of material on Montevideo. His Ph.D. thesis on that 
city and on Buenos Aires also gave relevant insights. We especially 
want to thank Prof. Dr. Günter Mertins of the University of Marburg for 
the friendly, pleasant, but above all, interesting introduction on his (and 
his students') research themes in Latin America. 
We further wish to thank everyone involved in the last phase of 
writing this thesis. Mrs. Rietje van Dalen-Meijer for her moral support, 
computer-time and tea. Mrs. Ans Wilders, of the universities' drawing 
facility, for most of the included maps and figures. Andrew Cole for 
correcting our English and much other advice. 
Except all those that contributed directly to the project, the both of us 
want to thank a number of people seperately, in Peru as well as in the 
Netherlands, whose contributions were maybe less directly but certainly 
not less valuable. 
Geert would like to express his thanks to Jacob Jan Giessen (in 
Arequipa better known as 'Jacobus') who was not only pleasant 
company in our beloved 'Monza', but who also introduced him in 
Arequipa, its academic world and other circles. From the first time he 
visited them, the family of Roxy received me like a member of theirs. 
They made him feel their home as his own. 
Damiaan would like to thank, first of all, the members of the German 
community in Arequipa for taking him in as one of their own. All, but 
Pauli, Gottfried, Bernard and Mächtelt, Ingo and Rosa in particular, 
helped him to overcome his initial sense of loneliness during the first 
few weeks in Arequipa. Through them, he became acquainted with a 
large number of devotees, foreigners and natives alike, with whom he 
came to share that fascination with the evolving indian-peruvian society, 
the complexity and diversity of attitudes between urban and rural 
lifestyles and, especially, the roughness and grandeur of the high 
mountains areas. 
Finally, Geert, would like to express his sincere thanks to his parents. 
They certainly wondered why the work on this book was delayed from 
one year to another but never, never lost faith in him. With lots of 
humour and 'just being there' his sister, her husband and his friends 
helped him more than they can imagine. To all of them, but above all to 
his Roxy he dedicates this book. Roxy was, is and will be his princess 
and together they will survive La Paz, something which will not be too 
difficult in El Manantial. He loves her. 
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Damiaan, would like to thank Anke, who accompanied and travelled 
with him through this turbulent, but certainly enriching, phase of his life 
and dedicates this book to her and all those whoever doubt(ed). Special 
thanks to Thea, who offered part of her holiday to comment on the final 
script. 
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CHAPTER 1 
INNER-CITY RENTAL HOUSING IN 
AREQUIPA: INTRODUCTION 
by Geert Custers and Damiaan Vreman 
1.1 Introduction 
This study deals with inner-city rental housing accommodation and its 
inhabitants in Arequipa, Southern Peru. The rental houses, known in 
Peru as tugurios, were constructed in the colonial and post-colonial era 
(until about 1940) and are situated in the inner city. They are character-
ized by a process of deterioration and inhabited by various households 
who rent their accommodation (usually only a few rooms). Services are 
shared and are of a poor quality1. 
What are the specific, qualitative and quantitative, characteristics of 
these tugurios! How did they come into being and how did they develop 
in the course of time? What are the socio-economic features of their 
inhabitants. Why are they living there and how do they view their 
housing conditions? These are some of the questions we attempt to 
answer in this book. 
In this chapter we introduce our study. Firstly, in Section 1.2, we 
explain why an investigation of inner-city rental housing in Latin 
America is a valuable complement to existing (low income) housing 
studies. Subsequently, in Section 1.3, the research questions of this study 
are discussed. In Section 1.4 we briefly introduce the city of Arequipa 
and elaborate upon the methodology employed during our fieldwork in 
Peru. Finally, in Section 1.5, we describe the structure of this book. 
1.2 The study: its motives 
Since the 1960s, social scientists, among them human geographers, have 
demonstrated a growing interest in the urban areas of Latin America. 
1. This definition and the use of the terms tugurio and inner-city rental housing are 
elucidated in Chapter 2. 
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The informal economy, demographic and spatial growth of cities and 
their role in the national economy are important themes in the literature. 
The housing of low income groups and questions related the habitat, 
also obtained a prominent position in Latin American research. Although 
we come across houses of the poor in almost all parts of cities, the 
attention of scientists is directed primarily at the peripheral neighbour-
hoods. How can this bias be explained? 
Firstly, the rapid expansion of cities and the size of the peripheral 
neighbourhoods' populations certainly justify the large number of studies 
that are made in this field. Although the initial expansion of Latin 
America cities started as early as the 1940s, mass migration and popula-
tion growth in later decades turned the peripheral neighbourhoods into 
an alternative to the regular and formal forms of housing. Presently, low 
income peripheral neighbourhoods provide shelter for more than 50% of 
the population in major Latin American cities (Wilhelmy and Borsdorf, 
p. 214, 1986). 
Secondly, the views of architect J.F.C. Turner provided a new 
framework for the origin and dynamics in provisional housing as 
housing alternative for low income housing and this theoretical frame-
work, in turn, provoked an important flow of research and publications 
both for and against his views. Briefly, the architect's ideas and the 
most important reactions can be described as follows2. 
In the early 1960s, scientists and policymakers had a rather negative 
opinion of the rapidly expanding 'squatter' settlements. William Mangin 
summarized the prevailing opinion as follows: '(1) squatter settlements 
are inhabited by rural in-migrants coming directly from their farms; (2) 
the settlements are physically chaotic and socially disorganized; (3) they 
are slums with accompanying crime, juvenile delinquency, prostitution, 
family breakdown, and illegitimacy;[...](4) as a marginal population, the 
inhabitants do not participate in the life of the city, illiteracy is high, and 
education levels low' (Mangin quoted in Conway, 1985, p. 172). Pol-
icies towards the peripheral settlements were an unequivocal translation 
of these views: migration should be prevented and migrants 'kept back 
on the farm', whereas the construction of new squatter settlements 
2. The variables of Turner's model of intra-urban residential migration (Table 1.1) 
serve as a point of departure for the description of the socio-economic features of 
the low income groups targeted in this study. We would like to stress, however, that 
it is not our intention to test this model. 
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should be prevented and the existing ones removed. 'Pouce action and 
the bulldozer were the policy makers' planning instruments' (Conway, 
1985, pp. 173-174). 
Turner was one of the first experts to assess peripheral neighbour-
hoods differently. He considered them, despite their provisional charac-
ter to be permanent urban settlements that were constructed by their 
inhabitants, independently of the authorities (Turner, 1966). Furthermore, 
the architect stated that these people did not arrive directly from the 
country side, as was commonly believed, but from other areas of the 
city. In subsequent publications he elaborated this interpretation, com-
bining a concept of housing construction with a model of intra-urban 
residential migration (Turner, 1966, 1968, 1972). For the next two 
decades, both would dominate the discussion on low income housing, 
particularly in Latin America. 
According to Turner, the principal problems of low income housing 
are not of a socio-economic character, but of an institutional character, 
and are the outcome of the discrepancy between what low income 
groups and policy makers consider the best options towards sound 
housing. Policy makers focus upon a dwelling that meets minimum 
standard conditions concerning structure and materials, and that is 
completed at the time a household starts to live in it. The poor city 
dwellers' reality, however, is quite different. They will construct, expand 
or improve a house according to their economic means and social 
necessities. In other words, the 'rhythm of social and economic change' 
of a household determines the pace with which a dwelling is constructed 
(Turner, 1966). Houses built by the state, according to the official 
standards, are generally too expensive. Accessibility to credit for low 
income groups is limited too as, among others, banks and financial 
institutions have little confidence in the economic means of these poor 
city dwellers. Consequently, people help themselves by constructing 
their dwellings independently of the authorities (referred to as self help, 
or in Spanish auto construcción). 
Closely connected to this notion of self help is Turner's opinion on 
the origins of the peripheral neighbourhoods' population. Although 
Turner agrees with the notion that it concerns migrants, he stated that 
the inhabitants do not come straight from the countryside to these 
settlements, but first go to rental accommodation in the centre of cities, 
near to employment and services. Only when their economic circum-
stances have improved and their social conditions have changed, do they 
migrate to the periphery where they build a house of their own. Turner 
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presented this idea in a model of intra-urban residential migration. 
In this model (Table 1.1), the socio-economic position of the 
migrants is the point of departure. Four variables are distinguished by 
Tuner: 
- Migration status: the years a migrant has resided in a city; 
- Phase in family cycle: the civil status, the number of children; 
- Type of income: its amount and reliability; 
- Type of employment: the kind of employment and the regularity. 
On the basis of these four variables, a migrant can be considered 
'bridgeheader', 'consolidator' or 'status-seeker'. A bridgeheader is a 
relatively young, unmarried and recently arrived migrant without regular 
work and/or income. A consolidator is a migrant who has lived longer in 
the city, with a recently founded, still growing household and with more 
regular employment although their income is still low. A status-seeker 
has lived in the city for a long time, has a complete family with growing 
children and a regular and higher income. According to Turner, migrants 
will move progressively from the bridgeheader status via the 
consolidator phase to status-seeker status. On the basis of the type of 
income and employment of these city dwellers this 'route' can be 
considered as upward social mobility. The individual pattern of upward 
social mobility sketched by Turner seems to hold relations with national 
growth theory of Rostow (Rostow, 1960). 
A second set of variables concerns three crucial functions of a house, 
namely location, tenure and amenity: 'For any place to function as a 
dwelling, it must have an accessible location, it must provide secure, 
continued residence for a minimum period, and it must provide a 
minimum of shelter...' (Turner, 1968, p. 356). The three categories of 
city dwellers translate the functions into priorities. For the bridgeheaders 
a location near to work and services is of utmost importance; they 
cannot afford a house of their own, nor much in the way of luxuries. 
Therefore they rent their accommodation. Consolidators, who have 
become more wealthy, can afford the construction of a modest house 
and the costs of travelling to work and public services. Status-seekers 
can afford extensions, for example, more bedrooms, a bathroom or a 
larger living room. In other words: the upward mobility of a family is 
translated into a change of housing priorities. This change is in turn 
reflected in a specific location: renting in the city's centre will be 
exchanged for ownership in the periphery. The status-seekers may even 
move within the periphery to a larger or more comfortable dwelling, for 
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example a housing project3. 
Table 1.1 Relation between socio-economic and spatial mobility according to Turner 
Socio-economic position Order of 
priorities 
Location 
Bridgeheader 
Consolidator 
Status-seeker 
location 
tenure 
amenity 
tenure 
location 
amenity 
amenity 
tenure 
location 
Inner city 
Periphery 
Periphery, 
Housing project 
Source: Turner, 1968. 
The concept of self help and the model of intra-urban residential migra-
tion have been the object of much support as well as severe criticism. 
The most outspoken critics of self help were marxist oriented scien-
tists like Burgess (1977, 1985) and Harms, whose views were expressed 
as follows: 'People in the "popular sector" are forced by necessity to 
provide for themselves in order to survive... the notion of [self help] is 
misleading because of its too optimistic overtones....it avoids the issue of 
interdependency...' (Harms, 1976, p. 231). Critics argue that self help 
has in effect supported the very system which, according to them, was 
responsible for the housing shortages and problems (Conway, 1985, p. 
180). 
Turner's model of intra-urban residential migration received two 
types of criticism. Some authors generally did not reproach the model as 
such, but found it too static, or pointed to the fact that low income 
3. More extensive discussions of this model can be found in, e.g.. Bahr and Mertins, 
1981; Bahr, 1987a; Conway and Brown, 1980, pp. 195-222; Verkoren, 1989, pp. 46-
54; Van Lindert, 1991, pp. 48-54. 
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neighbourhoods also are inhabited by locally born city dwellers. These 
authors point out that the presented model describes only a single, early, 
phase of urban development. In more advanced phases of urbanization 
the inner cities are saturated with tenants who preferred to stay rather 
than leaving for the periphery: the so-called 'consolidators without 
moving'. Besides, some peripheral settlements have been consolidated 
(families have completed the construction of their dwellings, public 
services have been installed) and recently arrived migrants move directly 
to the new peripheral settlements (Conway and Brown, 1980). In other 
words: according to these critics, intra-urban migration and location are 
more dynamic and complex than was suggested by Turner4. Other 
authors expressed the more fundamental criticism that the model departs 
from a free choice of location and of type of housing by migrants. In 
reality, however, low income households are confronted with many, 
internal and external, constraints. 
At the moment, there is general agreement that internal factors (e.g. 
lack of upward social mobility which was considered 'natural' in the 
model, the spare time to build a house, the affordable accessibility to 
urban transport) and external factors (e.g. the characteristics of the 
housing and land markets: location, prices, quality, role of the state) 
determine the possibilities for low income groups to improve their 
housing conditions (e.g. Bahr, 1987, p. 140). 
The discussion of Turner's ideas, of which the preceding passages 
give only a brief impression, drew the attention for low income housing 
mainly to the urban fringes: self help, migration and the role of the state 
and the private sector have been the centre of interest. Renting in the 
inner city of Latin America seemed to become of minor importance as 
topic of research. 
At the end of the 1970s, authors started to point to the rather limited 
scope of existing housing studies and particularly at the bias concerning 
the form of tenure and location of housing. Human geographers like 
Bahr (1986), Edwards (1983, 1989), Gilbert (1987, 1989) and Merlins 
(1978, 1980) wrote that the private rental sector, in absolute numbers, is 
4. Turner responded to these remarks by distinguishing cities that find themselves in 
a 'early-transitional' phase of development (a limited in-migration) from cities in a 
'mid-transitional' phase of development (the cities to which his model corresponded) 
and 'late-transitional cities' with more complex locations and intra-urban migration 
flows (see Turner, 1968; also see, e.g., Janssen, 1979, pp. 71-73; Conway and 
Brown, 1985, pp. 97-104; Van Lindert, 1991, p. 51). 
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still growing5. Many authors stated that the numerous studies on low 
income housing included little information on renting and, consequently, 
there was little knowledge of issues concerning this segment of the low 
income housing market. Renting in the inner cities was even more 
seldom a study subject. 
For example, in a study on Bogotá, German geographers Briicher and 
Mertins declared: 'For pure time-organizational reasons it was not 
possible to perform interviews and research on the inquilinos [tenants, 
gcdv6] in the central slums, something that would have meant a useful 
complementation. To the knowledge of the authors we deal here with a 
theme that has hardly been explored and thus is open to research7' 
(Briicher and Mertins, 1978, p. 12). In the same book, Jülich wrote on 
inner-city rental houses in Lima: 'Taking into account their quantity, the 
relatively little attention paid to them in comparation to the barriadas 
[spontaneous, peripheral neighbourhoods, gcdv] is striking' (Jülich, 
1978, p. 156). And Benton noted on Montevideo: 'One area that has 
undergone considerable change in recent decades and has received scant 
attention from scholars is the central city' (Benton, 1985, p. 33). Gilbert 
reported on a visit to the cities of Guadalajara and Puebla in Mexico: 'If 
we know now a great deal about self help, however, we still seem to 
know rather little about tenants [...]. Recent visits to Guadalajara and 
Puebla have shown me that the vecindades [rental houses, gcdv8] are 
alive, if anything but well. In these cities, the vecindad continues to 
house large numbers in the central areas and in the older parts of the 
cities' (Gilbert, 1987, p. 44). These remarks seem to have had at least 
some impact, as since the late 1980s, researchers have begun to pay 
more attention to inner-city rental housing (Custers and Vreman, 1987; 
Gans, 1988; Thomae, 1988; Green, 1989; Van Lindert, 1991; Beijaard, 
1992). 
A study on inner-city rental housing is relevant for several reasons. 
Firstly, it still concerns a relatively unknown segment of low income 
5. When talking about renting we mean accommodation owned by the private sector, 
not by a state organization. 
6. When commenting on a quotation, we use our initials. gc= Geert Custers, dv= 
Damiaan Vreman. 
7. These, and all other quotations originally not written in English, were translated 
by the authors. Hence, all inaccuracies and errors are completely our responsibility. 
8. Vecindad, as well as other, locally employed terms for rental houses, will be 
discussed in Chapter 2. 
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housing and therefore our knowledge on the problems of the urban 
lower classes remains incomplete. We know relatively little about the 
population that lives in the rental houses. The picture is far from clear as 
existing information on the inhabitants points in various directions: on 
the one hand, it is suggested that they are migrants who, after arriving in 
the city, have obtained a higher and more stable income. However, 
rather than moving from their rented room(s) to an own dwelling in the 
periphery they have remained in the inner city. According to this view, 
the population of the inner-city rental houses is relatively prosperous. On 
the other hand, however, studies have pointed to the poverty that 
prevails in these rental houses. Issues concerning the quality of living in 
rental houses and factors influencing this quality largely have been 
disregarded. Here we could think of housing conditions, such as the 
quality of the sanitary services and the physical state of walls and roofs, 
the relation between tenants and landlords and the organization of 
tenants. Empirical case studies can shed more light on these issues. 
A second motive for performing a study of inner-city rental housing 
is its specific site. Since the second half of the nineteenth century the 
inner city has undergone considerable transformation. Its traditional 
inhabitants (the post colonial elite and middle classes) fled from the ever 
increasing hustle and bustle of the inner city where large areas acquired 
commercial functions and others were occupied by new, poorer, city 
dwellers (Amato, 1970; Mittendorf, 1984; Korn and Torres, 1985; Ortiz 
de Zevallos, 1986; Violich, 1987; Custers, 1992). In the course of the 
twentieth century, in many large and middle sized cities, the process of 
commercialization deepened. In recent decades, shopping centres and 
high-rise office buildings have given a new, modem, dimension to these 
processes. In this context, the position of the residential function appears 
to be weak. Where authorities and the private sector are striving for a 
commercially attractive centre, inner-city rental housing will get the 
worst of it. In other words: because of its location, inner-city rental 
housing does not constitute a 'guaranteed' roof over the heads of low 
income groups which enhances the relevance of studying this section of 
the urban housing market. 
1.3 The study: its questions 
The questions researched in this study are based on the observations of 
the previous section and are: 
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1. What are the general characteristics of rental housing in the inner 
cities of Latin America. What are the national economic and demo-
graphic-spatial developments in Peru, and Arequipa in particular. 
These questions could be seen as an introduction and background of 
the main theme of our research. Besides trying to give an overview of 
the already available information on rental houses in the inner cities of 
Latin America, we also pay attention to questions related to the national 
and regional developments of the city were the tugurios were studied. 
2. What are the characteristics of inner-city rental houses in Arequipa 
and the socio-economic characteristics and location factors of tugurio 
inhabitants in Arequipa as such and compared to the inhabitants of 
peripheral neighbourhoods? 
These questions involves the internal characteristics of the rental 
houses (such as the physical condition and the level of services) and 
their spatial features (location and distribution pattern). In order to 
obtain a specific picture of tugurios, they are not only studied as such, 
but also in comparison to peripheral low income neighbourhoods. This is 
also the case when the socio-economic features of tugurio inhabitants 
are focused upon. These characteristics are uncovered by means of the 
independent variables of Turner's model of intra-urban residential 
migration. Subsequently, factors explaining the inhabitants' choice for 
living in tugurios in the inner city, are explored. 
3. To what extent does there exist a desire for change among the actual 
inhabitants (improvements and migration) and what are the prospects 
that inhabitants in reality realize their intended mutation? 
In these questions, the inhabitants' opinions about their accommoda-
tion in tugurios are investigated. Furthermore we investigate whether 
their perception results in concrete action. The extent to which there 
exists a wish to leave the tugurio for another dwelling also is a matter 
of interest. In this context, the ideas and behaviour of the present 
tugurio owners towards their property are relevant. 
4. What specific tugurio policy has been or is being implemented by 
local and national governments and what is its influence on the quantity 
and quality of these rental houses in Arequipa's inner city? 
In these final questions, in order to understand their origins and 
evolution, particular attention is paid to the functional-spatial develop-
ments of Arequipa's inner city. Furthermore, specific tugurio policy and 
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its results in terms of quality and quantity of inner-city rental housing is 
discussed. Besides, the motives for owning a rental building, the level of 
rent revenues and the importance of these incomes in comparison to 
other commercial activities are looked at. Moreover, attention is directed 
to the question as to whether owners adequately maintain their property 
and whether they have plans to sell the building or change their func-
tion. Finally attention is focused upon the impact and influences of 
projects of housing reconstruction in the inner city. 
These four research questions could be summarized under the headings 
comparative and dynamic. The comparative perspective concerns the 
characteristics in which tugurios and their inhabitants distinguish them-
selves from other types of low income housing. The dynamic viewpoint 
centres around the origins and developments of inner-city rental housing 
and the explanatory factors. 
The research was executed in the city of Arequipa, Southern Peru. In the 
next section we elaborate briefly on this case and on our fieldwork. 
1.4 The research 
1.4.1 Arequipa, Southern Peru 
Arequipa is the capital city of the Peruvian department of the same 
name and is situated about 1,000 km south of the national capital Lima. 
The city is situated in a valley at an altitude of 2,380m near the El Misti 
volcano (5,822m) which is flanked by the Chachani (6,069m) to the 
west and by the Pichu-Pichu (5,669 m) to the east. According to official 
statistics the city, which was founded by the Spanish in 1540, has a 
population of 653,524 (INE(b), 1989, pp. 29-30). Arequipa is not only 
Peru's second largest city in terms of population, it is also the most 
important industrial and commercial centre of southern Peru. 
The choice for Arequipa as the location for the research was motivated 
by two sets of reasons. 
The first set concerns two of the city's characteristics. Besides 
tugurios, the city's housing market for low income groups includes 
spontaneous peripheral settlements, neighbourhoods initiated by the state 
and social housing projects. This structure facilitated the execution of 
the comparison element of our research. Furthermore, Arequipa's 
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functional and spadai characteristics make it a typical secondary city: 
'...location in a poor agricultural area leading to a persistent high degree 
of rural to urban migration, a limited urban level of industrial develop-
ment, a social housing policy of restricted importance (mostly due to 
lack of financial resources) and a centre which takes up a relatively 
large area of urban space and is characterized by a colonial type of 
morphology' (Schuurman, 1986, p. 224). As the majority of urban 
studies in Latin America are performed in large, primary, urban centres, 
research in a city such as Arequipa could contribute to the existing 
knowledge on low income housing in smaller cities. 
A second group of motives is made up by the fact that we had visited 
the city earlier, from May to October 1985, for our Master's thesis 
fieldwork. Then, our attention was also directed at low income groups 
living in Arequipa's inner city. Our experiences during this stay 
prompted us to consider a new, more comprehensive research project. 
Moreover, familiarity with the location prevented many starting prob-
lems (such as getting acquainted with the city, authorities and research 
organizations) and thus facilitated the investigation. 
1.4.2 Methodology 
Our fieldwork in Peru was divided into three periods. The first one took 
place from October 1988 until May 1989 and a second between Febru-
ary and November 1990. During a third visit in August 1991, one of the 
authors collected additional material. In these periods, different methods 
were employed to collect information in order to be able to answer the 
research questions of this project. 
Firstly, in order to obtain a general impression of the study's central 
theme and its spatial (local, regional and national) context, we collected 
information in Lima and Arequipa. In the Peruvian capital we paid visits 
to the National Library, the library and archives of the (former) Minis-
terio de Vivienda y Construcción (Ministry of Housing and Construc-
tion, MVC), the planning office of the Municipality of Lima (PRO-
URBE), the Instituto Nacional de Estadística e Informática (National 
Institute of Statistics and Informatics, INEI) and the Municipal Library 
of Lima. Literature was also obtained by visiting the capital's bookstores 
and private research institutions such as the Instituto de Estudios Peru-
anos (Institute of Peruvian Studies, IEP). In Arequipa we collected 
information in the local library and the libraries of several faculties of 
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the Universidad Nacional de San Agustín (UNSA) and the Universidad 
Católica de Santa María (UCSM). Especially the Facultad de Arquitec-
tura e Urbanismo (Faculty of Architecture and Planning, FAU) and the 
Facultad de Ciencias Sociales (Faculty of Social Sciences, FSC) of the 
UNSA and the Facultad de Ciencias Económico-administrativas (Faculty 
of Economy and Administration, FEA) the Facultad de Enfermería 
(Faculty of Nursing, FN) of the UCSM proved to be valuable. 
Secondly, information on actual tugurios in Arequipa was obtained 
by an extensive survey that included a determination of their location, an 
estimation of the size of their population, taking photos and drawing 
ground plans, and observations by the Peruvian university students who 
filled in questionnaires with tugurio inhabitants. Another source of 
information was the Instituto Regional de Cultura de Arequipa (Regional 
Institute of Culture of Arequipa, IRCA) whose archives contain descrip-
tions, photos and ground plans of tugurios. 
Thirdly, data on the tugurio inhabitants was obtained using an 
extensive questionnaire that asked respondents about their socio-econ-
omic situation, migration history and future, and how they viewed their 
housing conditions. In March 1989, a first draft of the questionnaire was 
tested among the inhabitants of some tugurios situated directly outside 
the inner city. In April 1990 a survey was performed with the revised 
questionnaire (for further information on the sample, see Appendix 1). 
Fourthly, from extensive conversations with proprietors, and docu-
ments from the municipal tax collector's and land registry offices of 
Arequipa, we acquired a picture of the proprietors of the tugurios. 
Fifthly, besides the institutions mentioned at the beginning of this 
section, several other Arequipian organisations and persons such as the 
Empresa Nacional de Edificaciones (National Company of Buildings, 
ENACE), the local branch of the MVC, lawyer Dr. Gamica and several 
students of law at the UNSA, a questionnaire among inhabitants of a 
social housing project as well as sociologist Dr. Carpio Muñoz supplied 
information on the history the inner city, on tugurios and on tugurio 
policy. 
Finally, information on the two peripheral neighbourhoods that served 
as a comparison for tugurios was gathered by visits to these neigh-
bourhoods' associations and the research institute Centro de Estudios 
para el Desarrollo Regional (Study Centre for Regional Development, 
CEDER). Furthermore, we surveyed the population of these commun-
ities with a questionnaire (in August 1990; for information on the 
sample, see Appendix 3). 
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In The Netherlands, the library of the Interuni versity Centre for Latin 
American Research and Documentation (CEDLA), provided much 
additional information and German geographers Dr. Gans (University of 
Kiel) and Prof. Dr. Mertins (University of Marburg) provided informa-
tion on inner-city rental housing in Montevideo and Buenos Aires. 
1.5 Structure and contents of this book 
This book is divided into three sections. 
In the first part we present a thematic and regional introduction. Chapter 
2 gives a definition and an overview of inner-city rental housing in 
some Latin American cities. Inner-city rental housing in Lima and 
Montevideo is dealt with more in depth: in addition to a description, we 
present a brief historic analysis. In Chapter 3 a regional analysis gives 
an overview of the national peruvian context and in Chapter 4 the city 
of Arequipa is introduced. 
In the second part of the book, attention is focused on the description of 
tugurios and their inhabitants. In Chapter 5 our definition of tugurios is 
the point of departure for the analysis of inner-city rental housing in 
Arequipa. Following an analysis of tugurios as such, we compare their 
characteristics with two peripheral neighbourhoods. In Chapter 6 the 
socio-economic characteristics, derived from Turner's model of intra-
urban migration, of the tugurio population are centred upon. The latter 
part of the chapter is devoted to the comparison with the population of 
the two peripheral neighbourhoods. The inhabitants' opinions about their 
housing conditions in the tugurios and their reactions to these condi-
tions: founding organizations, or moving away, are the themes of 
Chapter 7. A comparison with the population of the two peripheral 
neighbourhoods also forms the latter part of this chapter. 
The third part of the book is devoted to the factors affecting the present 
quantity and quality of inner-city rental housing in Arequipa. Firstly, in 
Chapter 8, through a description of the functional-spatial processes 
within the inner city of Arequipa, the overall developments that resulted 
in the origins, growth and decline of tugurios are analyzed. A general 
description of the functional-spatial processes is followed by a dis-
cussion of rental housing in the period. In Chapter 9 we turn to the 
national level and analyze the more or less structural policy on rental 
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housing in Peru: rent legislation. Attention is directed particularly to the 
laws currently in operation. These laws are one of the elements con-
sidered in Chapter 10, in which we analyze the socio-economic charac-
teristics, behaviour and ideas of Arequipa's tugurio proprietors. Atten-
tion is not only directed to the present situation but also to the proprie-
tors' plans for the future. In Chapter 11, two urban renewal projects that 
are directed specifically at inner-city rental housing are discussed. 
In Chapter 12 we present a summary of and the conclusions of this 
study. We end with some considerations and proposals for the policy 
and measures on inner-city rental housing. 
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CHAPTER 2 
INNER-CITY RENTAL HOUSING IN LATIN 
AMERICA: INTRODUCTION 
by Geert Custers 
2.1 Introduction 
Despite a growing interest in Latin American rental housing in general 
and inner-city rental housing in particular, knowledge on the latter 
phenomenon still is rather limited. By means of our empirical study of 
tugurios in Arequipa we attempt to contribute to knowledge of this 
segment of the low income housing market. 
In this chapter we introduce our central theme by examining some 
examples from Latin American cities. A definition of inner-city rental 
housing will be the starting point for this review in which we discuss 
the situation primarily in Buenos Aires, La Paz, Mexico City, Montevi-
deo and Lima. Our aim is to form a picture of the similarities and 
differences between inner-city rental housing in these cities. The infor-
mation also serves as an external point of reference for the case study of 
Arequipa. 
The structure of this chapter is as follows. In Section 2.2 we describe 
the elements underlying our definition. Starting from this definition, in 
Section 2.3 inner-city rental housing in some Latin American cities 
passes in review whereas in Section 2.4, Montevideo (Uruguay) and 
Lima (Peru) are dealt with in depth. Through a discussion of the charac-
teristics of rental houses and a socio-economic sketch of their tenants, 
we shade our first impression. By means of a brief urban history we try 
to explain the present quantity and quality of rental housing in the inner 
cities of both capitals. Finally, in Section 2.5, our conclusions are 
presented by answering the question: what are the crucial similarities 
and differences between inner-city rental housing in selected Latin 
American cities? 
Before ending this introduction we would like to make a comment. The 
majority of the small number of studies done on inner-city rental 
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housing in Latin America were done in primate and capital cities. 
Within this category, however, there is another limitation: in general, 
some major cities are 'more popular' among researchers than others. As 
described later in this chapter, a metropolis like Buenos Aires has been 
extensively explored whereas Central American cities, for example, 
receive little attention. At the same time we do know that renting in the 
inner cities of San Salvador and Guatemala City is an important alterna-
tive for low income groups. Another example is Quito: although the Old 
City of the Ecuadorian capital accommodates many tenants, for scientific 
research rental housing there is almost terra incognita. Only recently, in 
1991, a socio-economic study on renting in the inner city was begun. In 
certain parts of Peru's capital Lima, the overpopulation in tugurios 
causes many problems, but only a few publications exist on this segment 
of the low income housing market. Therefore, an overview which 
attempts to compare rental housing and its population in Latin American 
inner-cities is handicapped by the scarcity of information and the 
fragmentary and obsolete character of much of the information that does 
exist. Necessarily, the discussion has to be centred on a limited group of 
cities. 
2.2 A definition 
Because of the empirical nature of this study, we have based our defini-
tion upon a number of distinct elements, or dimensions, through which 
we could easily typify housing 'in the field'. 
The first dimension is the location of a house and refers to the classical 
division of absolute location (site) and relative location (situation). The 
site describes the exact location of a house, for example its address, 
whereas situation indicates the location in relation to schools, offices, 
hospitals and markets. Other, related, spatial notions, are (spatial) 
proximity and (spatial) accessibility. Especially for households with 
small incomes, the spatial nearness of work, schools and services and 
the limitation of transportation costs are of the utmost importance. 
The tenure of a dwelling can adopt several forms. Renting and 
purchasing are the most obvious categories, but in low income housing 
other types are relevant: a piece of land that has been occupied illegally 
and that becomes one's property after being legalized by the govern-
ment; proprietors who subdivide their land and sell the plots without 
permission from the state; illegally occupied buildings in the inner city; 
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land occupation facilitated by the authorities. 
A third dimension is constituted by the physical condition of a house 
and the development of this condition. The physical quality is influenced 
by the type and quality of the materials from which a building is 
constructed but also by the way inhabitants make use of their home. 
This indicates that the quality of a building is not static. On the one 
hand a dwelling may deteriorate and even become uninhabitable where 
maintenance is either insufficient or absent, whereas on the other hand, 
owner-inhabitants will improve its quality. 
The level of services. This dimension refers to the quantity and 
quality of services like sanitation, electricity and cooking facilities. 
Sometimes these services are entirely absent, for example in peripheral 
neighbourhoods that have been recently founded, sometimes they barely 
exist (like water tanks that are placed at central points in a neighbour-
hood) and, in other cases, several households have to share a single 
stove or toilet. Like the physical condition of a building, the quantity 
and quality of services are not necessarily static. Through extensive use 
and absence of maintenance or repairs, their quality can decrease, 
whereas peripheral neighbourhoods often have to wait a long time 
before electricity and water works are installed. 
Finally, the size of a house may vary from a small room that func-
tions as a living room, bedroom and kitchen at the same time, to a large 
multistorey residence where members of the household each have their 
own bedrooms. As with the foregoing characteristics, the size is not 
necessarily fixed and in the course of time, the inhabitants may expand 
their dwelling. 
By choosing these general elements we also join the majority of studies 
on inner-city rental housing known to us (see next sections). Besides, by 
taking them as a starting point, we are also fairly easily able to distin-
guish this segment of the urban housing market from other kinds of low 
income housing. This consideration is especially relevant in Latin 
America where 'the [housing] market for the lower income strata 
consists of a series of sub-markets with great differences' (Van Lindert, 
1989, p. 214 and Chapter 3; see also: Bahr and Mertins, 1981, pp. 7-10; 
Wilhelmy and Borsdorf, 1984; Eckstein, 1990b, p. 165). At several 
phases of our project and especially in the questionnaires which were 
held among tenants, these dimensions formed a crucial point of refer-
ence (see Chapters 6, 7 and 8). Based on these considerations, our 
definition of inner-city rental housing is: 
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Houses built in the colonial and post-colonial era (until about 1940), 
situated in the inner city. They are characterized by a process of dete-
rioration and inhabited by multiple households who rent their accommo-
dation (usually only a few rooms). Services are often shared and of a 
poor quality1 
We would like to comment on this definition with two remarks. 
The first concerns the concept inner-city rental houses or tugurios 
(tugurio: hut, shack; tugurización: deterioration)2. Based on the func-
tional-historical backgrounds of buildings, we can distinguish several 
kinds of rental houses which have their own nomenclature (also see 
Section 2.3.1). On the one hand there are buildings that were constructed 
with the specific aim to rent them out to several households, like the 
callejones (corridors) of Lima. On the other hand we can discern 
buildings that were originally inhabited by the colonial and post-colonial 
upper classes. As a result of technical, economic and social develop-
ments (modern means of transport, commercialization of the centres, 
immigration from rural areas) the hearts of the cities became less 
attractive to this elite. From the second part of the nineteenth century 
they started to leave for areas just outside the cities and began to 
subdivide their former residences in order to rent them out to a number 
of households. The Peruvian term casa subdividida (subdivided house) 
accurately describes this kind of rental house. When the middle class 
followed the elite in their migration to the suburbs, they also started to 
let their abandoned residences. 
In a Peruvian study all these types of dwellings were categorized in 
two groups, labelled tugurios por origen (original tugurios; houses that 
were built especially for renting out) and tugurios por proceso (tugurios 
by process; formerly single household dwellings that came to function a 
private rental houses; PRO-URBE, 1990, n.p.; also see Sánchez León, 
1989, p. 2). This two-fold delineation of inner-city rental housing can be 
completed by including three, partly more recent, types. 
Firstly, we point to provisional shelters built on vacant spaces within 
1. We did not include buildings with two or three households in our research (for 
further information see Appendix 1). 
2. Following Peruvian custom, in this study we use private inner-city rental housing 
and tugurios as equivalents. However, as we demonstrate further on, the two 
concepts are spatially no longer completely synonymous. 
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existing rental houses. When all rooms in tugurios por origen and 
tugurios por proceso are rented out, new tenants construct simple rooms 
of wood, tin, cardboard or plastic on patios (inner courts) or roofs. 
These provisional dwellings are an indication of the continuing demand 
for inner-city rental housing: people prefer a small tugurio de azotea 
{tugurio on the roof) or corralón (shack on the patio or in the corridor), 
constructed of poor materials and without services, to the (perhaps 
illegal) occupation of a piece of land on the urban fringe. In other cases, 
the provisional shelters are built by tenants who want to expand their 
present accommodation with a shack adjacent to their room. In either 
form, these constructions may be considered recent tugurios por origen. 
A second addition is made up by the so-called pensiones (hotels). They 
are serving for households with very low and instable incomes and to 
people who have been evicted from (regular) rental accommodation. The 
tenants pay their rent on a daily basis although they may live there for 
several years. Services are shared, just like in the regular inner-city 
rental houses. As we describe in the following sections, Buenos Aires 
and Montevideo have a relatively important 'hotel market'. Thirdly, 
casas tomadas (literally taken houses: illegally occupied buildings) may 
be regarded as a recent form of tugurios por proceso. When rental 
accommodation in the inner city is saturated or rents are too high but 
households still prefer to live in the central parts of the city, illegal 
occupation of 'uninhabitable' or unused buildings may be the only 
solution. Services like electricity, water and toilets are absent and the 
physical condition of these buildings is often so poor that living in them 
is not without danger. 
A second comment on the definition concerns the location of many 
tugurios por origen. When the rural-urban migration started to increase 
and the demand for accommodation expanded accordingly, construction 
companies started constructing large rental houses in new neighbour-
hoods just outside the heart of the cities. In other words: inner-city 
rental housing and tugurio are not completely synonymous as the rental 
houses are also found in other parts of the cities. In some cases the 
number of tugurios por origen and their population in the new neigh-
bourhoods surpass the significance of their counterparts in the inner 
cities (see Section 2.4.2). In addition, tugurios were also constructed in 
or near neighbourhoods of colonial cities which were located outside the 
main centre. Here we could think of parts of the city that were formerly 
called reducciones (settlements which, in the colonial era, were con-
19 
structed especially for Indians) and of ports. 
2.3 Inner-city rental housing in Latin America: a first impression 
2.3.1 Nomenclature, statistics and location 
Although the two-fold division is usually applied throughout Latin 
America, the terms used to label inner-city rental housing vary from 
country to country. 
Some studies analyze the development of this segment of the housing 
market by a discussion of the terminology. For example, a survey on the 
evolution of inner-city rental housing in Buenos Aires paid ample 
attention to the etymology of conventillo (conventillo from convento, 
which means cloister; Rivas, 1991, pp. 18-22). Originally the term was 
used for dwellings that were abandoned by the elite and middle classes. 
With the introduction of the especially constructed tenement houses, 
however, the term conventillo also was applied to these new buildings 
and thus became an umbrella concept like tugurio. At the same time a 
specific word came into use to label the new tenement buildings: 
inquilinato (rent). Nowadays, conventillo is employed, again, to cover 
both types and generally is defined as a 'tenement building in which 
many poor people live' (Rivas, 1991, p. 21). In the case of La Paz, 
conventillo is also used as an umbrella concept for both former one-
family houses and specially constructed tenement buildings (Beijaard, 
1989, p. 5). The term mesón (inn) refers to the colonial houses of San 
Salvador which were abandoned by their wealthy inhabitants, who 
exchanged the inner city for 'new residential zones' and transformed 
their former residences into multi-family rent houses (Harth Deneke and 
Luna, 1980, p. 101). Sources do not mention the especially constructed 
tenement houses. The palomar (pigeon-house) of Guatemala City seems 
to refer to inner-city rental housing in general and thus includes both 
types (Rodas Maltez and Sugranyes, 1988, p. 3). Finally, in Mexico City 
vecindad (tenement house) is an umbrella term like tugurio and includes 
classic vecindad (a former one family residence) and vecindad3 (newly 
constructed tenement houses; Ward, 1990, pp. 37-39). 
The limited interest in inner-city rental housing, the scarcity of clear 
3. New vecindad refers to recently built tenement houses in consolidated peripheral 
settlements (Ward. 1990, pp. 37-39). 
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definitions and the fact that this segment of the urban housing market is 
rarely included in statistics such as national censuses, hamper sound 
statements on the number of tenants. This may be illustrated by two 
examples (also see Section 2.4). 
Beijaard and Van Lindert had to estimate the number of conventillo 
inhabitants in the inner city of La Paz by counting the number of 
conventillos taking account of the average number of people living in 
each rented house and the average household-size which they estimated 
from a survey of 227 tenant households (Beijaard, 1989, p. 7; Van 
Lindert, 1991, p. 121). 
In Argentina, conventillos are included in censuses, but their defini-
tion differs from one census to the other. For example, in the census of 
1970 'conventillo' described a building which is inhabited by six or 
more households, whereas in 1980 this was four or more tenant house-
holds (Rivas, 1991, p. 22). This change in definition had a peculiar 
consequence. A building which was not considered a conventillo in 
1970, became one in 1980 through a change in the statistical criterium. 
The 1980 census not only included the conventillo population (75,000 
people) but also people living in hotels (75,000) (Cuenya, 1991, p. 52). 
Ruben Gazzoli, an Argentine scientist who has specialized in rental 
housing and a research group called Grupo Habitat, calculated different 
numbers. Their estimations, based on a qualitative and judicial definition 
which resembles ours, were a conventillo population of 45,000, 60,000 
people living in hotels and 100,000 people living in illegally occupied 
buildings (Welna, 1988, p. 4). The total number of tenants in the inner 
city of Buenos Aires would thus number 205,000. 
The Bolivian and Argentinean examples indicate that numbers as 
such cannot be taken for granted; an analysis of the definition employed 
by a census or researchers is a pre-condition when working with quanti-
tative data on the inner-city tenant population. With these criticisms in 
mind, we have composed a list of the sizes of the inner-city tenant 
population in some cities (Table 2.1). Relatively speaking the conventillo 
population of La Paz is insignificant (although it does represent half the 
population of the inner city), whereas the people living in the mesones 
of San Salvador make up an important part of the total population of 
this Central American capital''. 
4. Departing from the remarks in the last section, the number of tenants in San 
Salvador's inner city would be even higher, assuming that the rental sector, besides 
the mesones (defined as former elite residences), also includes tugurios por origen. 
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It should be noted that inner-city rental housing exists in almost all 
greater Latin American cities excepting Caracas and particularly San-
tiago de Chile where renovation-policy and commercialization have 
caused a disappearance of low income tenants. In Santiago de Chile 
demolition of the conventillos started in the 1940s, and the last ones 
were demolished only 20 years later (Balanowsky, 1973, p. 176; Espi-
noza, 1988, p. 67). 
Table 2.1 Population in inner-city rental housing in selected Latin American cities 
City 
1. 
2. 
3. 
4a. 
4b. 
5. 
San Salvador 
Quito 
Mexico City 
Buenos Aires 
Buenos Aires 
La Paz 
Absolute number 
and year of estimation 
262,940 (1986) 
210,000 (1983) 
593,540 (1990) 
150.000 (1980) 
205,000 (1988) 
10,000 (1986) 
% of city population 
21.2% 
17.5% 
3.5% 
1.2% 
1.6% 
1% 
Sources: 1. Pereira (1988, p. 1 and p. 26); 2. Zaaijer (1991, p. 89); 3. García Peralta 
(1988, p. 287), Delgado (1990, p. 268); 4a. Cuenya (1991, p. 52), 4b. Welna (1988, 
p. 4); 5. Van Lindert (1991, p. 121), Beijaard (1989, p. 1 and p. 7). 
Turning to the location we can distinguish two tendencies. On the one 
hand, in some principal cities rental houses are located at the edge of the 
inner city. For example, in La Paz the '...majority of them [conventillos, 
gc] are located in the area south-west of the most important thorough-
fare in the centre [...]. This area is part of the old, indigenous centre. 
Along the thoroughfare and to the north-east of it, conventillos are 
absent. This part of the city is the commercial and administrative 
centre...' (Beijaard, 1989, p. 7; see figure 2.1). 
On the other hand, in other cities rental housing is distributed throug-
hout the inner city. For example, in Buenos Aires conventillos are also 
found near the 'Casa Rosada', the Presidential Palace, in the heart of the 
economic centre (Heyster and Siedenburg, 1991, pp. 77-78). In Quito, 
Ecuador, the new city centre was constructed outside the old neighbour-
hoods which are dominated by rental housing: 'In some manzanas 
[blocks, gc] extreme densities as high as 1,000 inhabitants per hectare 
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Figure 2.1 The inner city of La Paz (Source: Van Lindert, p.120, 1991) 
can be measured' (Zaaijer, 1991, p. 89). 
2.3.2 Physical condition, level of services and number of rooms 
A central element in our definition of tugurios or inner-city rental 
housing is that they are characterized by 'a process of deterioration'. 
The available literature seems to confirm this fundamental characteristic. 
For example, the situation in Quito was described as follows: 'The 
deplorable physical state of the buildings, the high densities and the 
insufficient sanitary equipment -both in qualitative and quantitative 
terms- have not yet been tackled effectively. [...] The freezing of the 
rents and subsequent low rentability has led to a lack of interest by 
proprietors in introducing even minimal measures of conservation and 
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rehabilitation' (Zaaijer, 1991, p. 89). And Ward on the vecindades of 
Mexico City: 'Located in and around the inner city, many of these 
tenements had their rents "frozen" in the 1940s. This led to a withdrawal 
of investment in rental housing [...]. By the 1970s many buildings had 
became dangerously dilapidated and there was an absolute decline in the 
downtown rental housing stock as buildings collapsed' (Ward, 1990, p. 
47; see also Coulomb, 1988, p. 28; Romero, 1989, pp. 5-9; Eckstein, 
1990b). Gans reported on the situation in Buenos Aires: 'Most houses 
were over 70 years old and their physical condition was accordingly 
poor, in one case the deterioration had advanced so far, that the building 
only could be characterized as a ruin' (Gans, 1990, p. 154). The conven-
tillos of La Paz were referred to as 'dilapidated buildings in the centre' 
(Van Lindert, 1991, p. 119), whereas the area in which palomares of 
Guatemala City are located was called 'deteriorated' (Rodas Maldez and 
Sugranyes, 1988, p. 3). 
This impression of downgrading was further confirmed by descrip-
tions which pointed at the actual physical state of rental houses. On the 
conventillos of Buenos Aires was written: 'Thousands of households of 
the lower classes live here in precarious housing conditions 
(overpopulation, promiscuity, lack of hygiene, deficient services, failures 
in the construction)...' (Cuenya, 1986, p. 3). A block of rental houses in 
central Havana was portrayed as follows: 'Of the 37 buildings on a 
block in the south-west of the city [...] almost 54% is in very poor 
architectural conditions...' (Nickel, 1990, pp. 81-82). 
The image of physical decay of inner-city rental housing is also 
confirmed for secondary and smaller sized cities such as Cuenca in 
Ecuador (Schenk, 1988, p. 178), Popayán in Colombia (Müller, 1988, 
pp. 37-61), and Guadalajara and Puebla in Mexico (Gilbert and Varley, 
1989, p. 3). The examples not only confirm the abominable physical 
state of most rental houses, but also indicate a large degree of resem-
blance between the different cities. Does this conclusion also apply to 
the quality and quantity of services in the buildings? 
The condition of the services in rented houses in Havana's inner city 
was portrayed as follows: 'Some 23% of the 165 households do not 
possess sanitary installations and/or cooking facilities, which means that 
they use these services collectively outside their rooms' (Nickel, 1990, 
p. 82). The level of services in the conventillos of La Paz was called 
'minimal': 'The tenants nearly always use the water taps and toilets on 
the patios. For a shower they depend on one of the many public-baths in 
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the city. A private electricity meter and cooking facilities are often the 
only services which the tenants privately have at their disposal' (Van 
Lindert, 1991, p. 124). The results of a survey carried out among 49 
households in conventillos in La Paz confirmed this statement (Table 
2.2). 
Table 2.2 Services in conventillos of La Paz in 1984 (%) 
Type 
None 
Collectively 
Shared 
Private 
Total 
Water 
% 
2 
80 
-
J ! 
100 
Toilets 
% 
„ 
67 
6 
_27 
100 
Shower 
% 
82 
4 
-
14 
100 
Electricity 
% 
2 
-
20 
Л 
100 
Note: 'shared' refers to those services that are used by two or three households and 
'collectively' to services used by more than three households. 
Source: Beijaard, 1986, p. 52. 
At the beginning of this century, the poor hygienic conditions in the 
conventillos of Buenos Aires were a prominent factor in an epidemic of 
yellow fever (as in Montevideo and Lima, described in Section 4). In 
the course of this century the situation has not improved as was sug­
gested by a description of the sanitary services in La Boca-Dock Sur, an 
area in Buenos Aires with many rental houses. 'The toilets in inquili­
natos are for collective use (89%), lacking in quantity and quality', and 
in the majority of cases there is 'only a toilet for one household without 
the slightest adjustment for collective needs' (Gazzoli et al., 1988, p. 
16). At least the quantity of the services in the palomares of Guatemala 
City seems to be slightly better: in 45.9% of the cases, households have 
individual water taps at their disposal whereas 39.5% depend on a 
collective tap. The remaining households buy water in barrels or obtain 
it from a public tap (Rodas Maltez and Sugranyes, 1988, p. 5). The 
availability of toilets is more or less the same: 46% possess an individ­
ual toilet, 33.9% use a collective toilet. The remaining households are 
not connected to the public sewerage and the majority of this group use 
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a pit latrine (Rodas Maltez and Sugranyes, 1988, p. 6). 
Although many studies comment on the fact that living space in 
rental housing is limited, there exists little precise information on the 
number of rooms and their dimensions. The available sources, however, 
seem to confirm our definition in this aspect. 
In his research on La Paz, Van Lindert concluded that the average 
household (of 3.4 members) occupies 1.6 rooms, which is less than in 
all other types of low income housing the author investigated (Van 
Lindert, 1991, p. 156). Information on the average measurements of the 
rooms was not available. Gans presented the results of research on 
inner-city rental housing done by the Municipality of Buenos Aires, 
which we repeat here (Table 2.3). 
Table 2.3 Rooms per household in conventillos of Buenos Aires in 1981 
Number of rooms Number of households Persons per room 
per household % 
1 68 3.32 
2 25 2.32 
3 _7 1-25 
Total 100 
Source: Gans, 1990, p. 154 (based on: Comisión Municipal de la Vivienda, 1982). 
The author commented: 'Although on the average there only lived 2.6 
people per room, only 32% of the households found themselves in a 
better situation, whereas the households who had rented only one room 
on the average counted 3.32 members. Taking into account that 1.35 
people per room are considered [by the authors, gc] as critical for ones 
well-being and that living with more than two people on the long ran 
can be damaging, 93% lived under such conditions' (Gans, 1990, p. 
153). The tenement houses of Guatemala City are rightly named palo-
mares (pigeon houses). After concluding that, originally, landlords 
rented out one room per household, Rodas Maltez and Sugranyes, 
presented the results of a process of crowding in the palomares (Table 
2.4). 
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Table 2.4 Population density in palomares in Guatemala City in 1988 
Number of households % Average number of 
per room people per room 
1 person 3.3 1 
1 household 83.3 4 
2 households 11.6 7 
3 households 1.8 9 
Source: Rodas Maltez and Sugranyes, 1988, p. 7. 
Not surprisingly, when asked about the main disadvantage of living in a 
rented house, inhabitants mentioned the lack of space (Rodas Maltez and 
Sugranyes, 1988, p. 7). 
2.3.3 Some socio-economic characteristics of tenants 
The majority of studies do not present precise information on subjects 
like income, occupation, education and demographic characteristics or 
other socio-economic characteristics of the tenants. They only point to 
the fact that the inner-city tenants 'have low incomes', 'are poor' and 
belong to the 'marginalized sector' of society, but specific data on the 
socio-economic profile of the inhabitants is virtually absent (Harth 
Deneke and Luna on San Salvador, 1980, p. 101; Jaramillo on Bogotá, 
1983, p. 76; Zaaijer on Quito, 1991, p. 58). Other studies, however, are 
more specific. 
Some of these confirmed a certain socio-economic consolidation of 
the tenant population, this is in line with the latest extensions and 
modifications of the Turner model (see Chapter 1). Eckstein, for 
example, reported on the classic vecindades, which are inhabited by 
about 100,000 people, in the inner city of Mexico City (Eckstein, 1990a 
and 1990b). 'Despite the physical decay and earning power of many 
residents, there is little residential turnover' (idem, 1990b). In 1985, 'the 
heads of households had lived in the district, on average, 30 years' 
(idem, 1990b). One of the reasons why people with sufficient income 
preferred to stay in the 'cramped living in dilapidated' vecindades, was 
the low rent. More specific data on the conventillo population of La Paz 
also seems to confirm a socio-economic consolidation. Van Lindert held 
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a questionnaire among 227 conventillo inhabitants and reported exten-
sively on the results (Van Lindert, 1991, pp. 126-135). The author 
compared these results with the data obtained in the consolidated 
peripheral neighbourhoods, recently built peripheral neighbourhoods and 
public housing. In order to establish a relative socio-economic picture of 
the conventillo inhabitants, we cite relevant data obtained in conventillos 
and the new periphery. Van Lindert characterized the income situation 
of the tenants as follows: 'In general, the conventillo population is not 
really prosperous', on the other hand, however, 'not everybody is poor' 
(Van Lindert, 1991, p. 126). Compared with inhabitants of the new 
periphery they certainly are better off and possess, for example, more 
economic possibilities to improve their housing conditions (Table 2.5). 
Table 2.5 Incomes in conventillos and new periphery of La Paz in 1980 (%) 
Monthly income 
< US $ 160 
US $ 160-280 
US $ 280-400 
>$400 
Total 
Note: US $1 = $b. 25,- (1980); Monthly income from paid work. 
Source: Van Lindert, 1991, p. 126. 
A significant proportion of the tenants work in the formal and informal 
tertiary sector, activities which are often located near the rented house in 
which they live. Many tenants work or own a shop but there are also 
conventillo inhabitants with white collar jobs, like lawyers, architects or 
civil servants. The employment structure of the conventillo population 
therefore differs from the people living in the new periphery where the 
share of blue collar jobs is higher. Related to this subject is the educa-
tional level of these people. The number of people without any educa-
tion is much larger in the new periphery and the share of higher edu-
cated persons in conventillos is considerable (Van Lindert, 1991, p. 
127). 
Turning to some demographic characteristics, the first noteworthy 
Conventillos 
% 
62 
26 
10 
2 
100 
New Periphery 
% 
83 
14 
2 
1 
100 
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aspect is the fact that the conventillo population is older than the inhab-
itants of the new periphery. There are few young children (0-10 years), 
but a large proportion of tenants are 40 years or older. Conventillo 
households are small: more than 40% consist of one or two people. Only 
one third of conventillo households fit the nuclear family of father, 
mother and children whereas in the new periphery two thirds of house-
holds are of this type. Finally, 'As a rule, conventillo households occu-
pants have lived in their present conventillo for a long period and are 
'Paceños' by birth. A large number of heads of household were even 
born in the conventillo they actually live in' (Van Lindert, 1991, p. 134). 
A recent study on rent housing in Buenos Aires also included data on 
the socio-economic features of conventillo inhabitants (Heyster and 
Siedenburg, 19915). The authors concluded that the average household 
income was 4.77 times the national minimum income, notwithstanding it 
means that they 'have a lower income than the rest of the population of 
the Federal Capital of Buenos Aires'. Their level of education is signifi-
cantly lower than the general level in the capital. Compared to La Paz, a 
smaller proportion of conventillo inhabitants have had tertiary education 
while a larger proportion have finished primary school (Heyster and 
Siedenburg, 1991, pp. 51-57). Heyster and Siedenburg's demographic 
information is more specific. Firstly, a significant majority of the 
conventillo inhabitants (77.5%) are younger than 34 years, a notable 
difference with the age structure of the entire population of Buenos 
Aires (51%). Related to this information is the fact that expanding, 
young households constitute a majority: over 55% consist of two to four 
members. This information seems to indicate that the inhabitants have 
only been living in the rented house for a short time, which is also 
confirmed by the data: over 60% moved to the conventillo less than six 
years ago (Heyster and Siedenburg, 1991, p. 45). 
The available literature makes it difficult to draw definite and specific 
conclusions on the socio-economic composition of the population of 
inner-city rental houses. Even more than the buildings, tenants have 
been neglected and statements mostly have a general character. There-
fore, the examples cited above are merely indications of differences. 
5. The information on conventillo inhabitants in the Argentine capital is based on 
research on 31 rented houses in the inner-city area U-24. Of the 368 households 
living there, 72 were interviewed (Heyster and Siedenburg, 1991, p. 31 and p. 98). 
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2.3.4 Conclusions 
Our empirical definition was the starting point for a survey of inner-city 
rental housing in a number of Latin American cities. The results of this 
review do not point in one direction. On the one hand there are clear 
similarities between the cases (such as the level of services and the 
amount of space), on the other hand data points to significant differences 
(for example the relative size and make up of the tenant population). 
The most significant conclusion, however, must be that the limited 
quantity of the available information complicates detailed statements on 
several aspects like the socio-economic characteristics of the tenants. 
2.4 Two Latin American capitals in more detail 
Before starting with an analysis of inner-city rental housing in Mon-
tevideo (Uruguay) and Lima (Peru), we briefly elaborate on our reasons 
for selecting these capitals. A practical motive was the fact that we had 
access to information on both cities that is only available through local 
organizations. In presenting this data, we aim to make available some 
valuable information on inner-city rental housing in both cities. Second-
ly, the significant parallels and differences between Montevideo and 
Lima facilitate a comparison. This also shades our initial descriptions of 
inner-city rental housing in Latin America. 
Finally, two comments on Montevideo. Firstly, to our knowledge, 
recent data on the number of inhabitants of inner-city rental houses does 
not exist. Secondly, as the majority of the information available con-
cerns the oldest part of the inner city of the Uruguayan capital, the 
Ciudad Vieja (Old City), our analysis is focused upon this core area. 
2.4.1 Montevideo 
A sketch of inner-city rent housing 
In order to obtain a first impression of inner-city rental housing in 
Montevideo (1980 population: 1.4 million), studies on the history of the 
city prove to be a valuable entry. For example, German geographer 
Mertins portrayed the tugurios por origen, which in Montevideo are 
called conventillos, as follows: '...mostly buildings of two floors. The 
one room appartments on the ground level were entered from the patio 
whereas the rooms on the first floor had doors coming out on a balcony 
30 
that surrounded the building on the inside. In spite of construction 
regulations from 1878 conventillos, with rooms of 15-20 m2, a far too 
small number of collective toilets, water taps and cooking facilities, 
were the cause of epidemic diseases, ... '6 (Mertins, 1987, p. 55). 
According to an Uruguayan study, however, the characteristics of the 
conventillos were rather heterogeneous and ranged from a simple row of 
rooms directly along a street but to a complex structure of several patios 
and several floors (Alvarez Lenzi, 1986, p. 31). 
The tugurios por proceso of Montevideo are known as inquilinatos. 
In the following description the transformation process from a one 
family residence to a tenement house comes to the fore: 'Initially, it was 
the custom of proprietors to stay in the building and live with their 
tenants [...]. They shared the services, but in all cases the maintenance 
remained the task of the landlords. Households rented one or two rooms 
and the subdivision as well as over-use, which would be a frequent 
phenomenon from the 1940s, were not yet known' (Grupo de Estudios 
Urbanos, GdEU, 1987, p. 114). 
Besides conventillos and inquilinatos, we come across hotels and 
illegally occupied buildings (see Section 2.2). Hotels, or pensiones, 
became popular from the 1930s. In a definition in which Gans compared 
them with inquilinatos, he wrote: 'The collective use of kitchen and 
sanitary facilities, currently is a characteristic of both pensiones and 
inquilinatos. The pensiones are inhabited by households who either want 
to stay briefly or who cannot afford a long term rent-contract because of 
their uncertain income. In these pensiones a caretaker is appointed who 
oversees the tenants' (Gans, 1987, p. 189). The casas tornadas are a 
well-known phenomenon in Montevideo. In 1984 there appeared to be 
42 of these buildings in the Old City which were all inhabited by people 
who had earlier rented rooms in the inner city. High rents had forced 
them to move from their inquilinato or conventillo to a room in a casa 
tomada (Gans, 1988, pp. 122-123). 
Turning to the location of inner-city rental housing in Montevideo, 
inquilinatos are clustered principally in the southern and western part of 
6. This law, as well as two others (one from 1871 and another from 1885) were not 
very effective and landlords constructed their buildings without restrictions: cheaply 
and without installing necessary facilities (Alvarez Lenzi, 1986, p. 40). 
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Figure 2.2: The expansion of Montevideo until 1983 (Source: Gans, 1990, p. 61, 
based on Alvarez Lenzi et al., 1986, and Mertins, 1987a) 
the Ciudad Vieja, which was constructed between 1726 and 18297. The 
population density in this part of the city is high, with some blocks 
(which each measure about one hectare) accommodating more than 650 
people (Bahr, 1987, p. 38). The western part of the Ciudad Vieja can be 
considered a residential area where we come across inquilinatos, but 
7. As we will explain further on, conventillos no longer exist in the Ciudad Vieja. 
Therefore, in the following passages, we discuss inquilinatos, pensiones and casas 
tomadas (see Figure 2.5). 
^ Ciudad Vieja (1726-1829) 
EH] Ciudad Nueva (1830-1860) 
ΓΖΖ3 Ciudad Novísima (1861-1945) 
В Я 1873-1913 
^ 1914-1945 
KS3 1946-1983 
32 
also middle class residences (Gans, 1987, p. 185). In the north-eastern 
part of the Ciudad Vieja there are also inquilinatos, but here, more than 
to the south and west, they are situated between buildings with other 
functions. In all, according to Gans, their number amounts to 143, 
including buildings which are utilized entirely as rental accommodation, 
as well as buildings that partly contain other functions. As is shown in 
Figure 2.3, the 42 illegally occupied buildings are distributed throughout 
the Ciudad Vieja. 
The area in between the two 'inquilinato zones', and particularly the 
streets and squares between Plaza Zabala and Plaza Matriz, can be 
considered the commercial centre of old Montevideo (Gans, 1988, p. 
180). Besides the formal tertiary economy like banks, governmental 
organizations, exclusive shopping arcades and travel agencies, we also 
come across street vendors and people with other informal occupations 
like shoe-shines, ice-cream vendors, security guards in carparks and so 
on (Gans, 1987, p. 180). Not surprisingly, when asked for their reasons 
for living in the Ciudad Vieja, inquilinato inhabitants mentioned proxim-
ity to work as their most important motive (Gans, 1987, p. 191). 
The results of a survey carried out in 1984 demonstrate that the majority 
of the households rented their accommodation: 80% (Gans, 1987, p. 
183). The remaining inhabitants had borrowed or illegally occupied 
rooms, or found themselves in 'a different situation' (a category which 
was not specified). Rents were relatively high, as is illustrated by the 
fact that they amounted to 31% of the tenants' incomes, a higher 
percentage than middle and high class households who on average spent 
24% of their income on housing. Therefore, the assertion of the Frente 
Nacional de Inquilinos (National Front of Tenants) that 'to get to be a 
tenant is already to be in a very elevated category of society', was not 
an overstatement (Benton, 1986, p. 40). The existence of casas tomadas 
can be regarded as a consequence of high rents. As many poor city 
dwellers prefer a central location near work and services, they are 
willing to accept a dilapidated dwelling without essential services like 
water and electricity. 
The physical condition of the buildings in the Ciudad Vieja has been 
investigated several times. The outcomes of these studies do not point in 
one direction. 
33 
Figure 2.3: Types of housing in the Ciudad Vieja of Montevideo (Source: Gans, 
1990, Map 22b) 
34 
Table 2.6 Physical conditions of pensiones/inquilinatos and single household houses 
in Montevideo in 1983 (%) 
Quality Pensioneslinquilinaios Single household houses 
% % 
Good 36.4 49.6 
Reasonably Good 44.8 35.9 
Mediocre 15.4 11.5 
Poor _15 _15 
Total8 100.1 99.5 
Source: Gans, 1987, p. 186 (based on: IMM, 1983). 
Within the context of a renovation policy, the Intendencia Municipal de 
Montevideo (the Municipality of Montevideo, IMM) investigated the 
Outward state of maintenance' of buildings in the Ciudad Vieja (Gans, 
1987, p. 186). The IMM distinguished four categories of physical 
condition: 'good', 'reasonably good', 'moderate' and 'poor'. Gans does 
not present the criteria which placed a building in one of these cat-
egories and therefore it is hard to draw definite conclusions. However, 
when the inquilinatos/pensiones (which Gans considered one category) 
are compared with the vivienda individual (a single household house) 
the results become more significant (Table 2.6). 
The table and data demonstrate two things. Firstly, the physical 
condition of the inquilinatos/pensiones in Montevideo seems to contra-
dict our definition on this point as almost 75% of the buildings find 
themselves in a 'reasonably good' or even 'good' physical condition. 
Secondly, only a few rental houses are in bad condition, and there exists 
almost no difference with the middle class one household dwellings. 
Relatively speaking, the physical condition of rental housing in the 
Ciudad Vieja seems to be rather good. 
The results of research executed by the GdEU lead to different 
conclusions (GdEU, 1987, p. 121). The problem, however, is that this 
8. Gans presented the totals of 100.1% and 99.5% without comment. 
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research team also failed to define its criteria'. 
Table 2.7 Physical condition of pensiones/inquilinatos and single household dwell-
ings in Montevideo in 1984 (%) 
Quality Pensiones/Inquilinatos Single household dwellings 
% % 
Very good 4 4 
Good 36 54 
Regular 24 27 
Poor 32 4 
Very Poor _4 11 
Total 100 100 
Source: GdEU, 1987, p. 121. 
The inquilinatos and pensiones compared less favourably with the single 
household dwellings than in the foregoing study (with the notable 
exception of the category 'very poor'). 'On the average', according to 
the GdEU, 'the physical condition of inner-city rent housing is poor', 
something which could not be concluded from the IMM data (GdEU, 
1987, p. 120). 
As is shown in Table 2.8, the level of services in inquilinatos is poor. 
Of the tenants who have cooking facilities at their disposal (only 60%), 
two out of three have access to collective kitchens, a trend that applies 
even more to bathrooms. The presence of tap water (85% of the house-
holds) is less than in the Ciudad Vieja as a whole (92%). 
Gans also elaborated the GdEU data on the socio-economic composition 
of the population of the Ciudad Vieja. Of the 97 respondents (heads of 
households), 20 were tenants in inquilinatos or pensiones. The study is 
9. The authors of the study commented: ' The judgment of the level of maintenance 
of the house was realized by the investigator, who was instructed on how to do so. 
However, it is difficult to determine how the application of the criteria during the 
fieldwork varied' (GdEU, 1987, p. 136). 
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the only one available on socio-economic characteristics10. 
Table 2.8 Level of services in inquilinatos in Montevideo in 1984 (%) 
Service Individual Collective Absent 
40 40 
85 
5 
15 
Source: Gans, 1987, p. 190 (based on: GdEU, 1984). 
The average monthly income of the Ciudad Vieja households as a whole 
was 10,200 pesos, which was almost three times the legally established 
minimum salary of 3,600 pesos (Gans, 1987, p. 177). The inquilinato 
households trailed in this sense with almost 65% earning less than 5,500 
pesos. The group that had illegally occupied a building were worse off 
with 80% of them, the majority former inquilinato inhabitants, earning 
less than 5,500 pesos. Tenants and former tenants, therefore, constitute 
the poorest sector of the central located population (Gans, 1987, p. 190). 
The majority of the people who are employed in 'governmental 
institutions' and in the 'private sector' work in blue collar, office and 
service-jobs. The category 'self employed' comprises formal activities in 
the service sector whereas 'other' is made up by occupations in the 
informal sector. This last category includes students, pensioners and 
housewives who started to work during the deep economic crisis of the 
1970s. According to Gans, the population of the Ciudad Vieja as a 
whole belongs to the 'modest social layers' (Gans, 1987, p. 176). This 
as not delineated per housing type. 
10. The other respondents included 26 house owners, 26 apartment tenants, 15 
families in 'a different situation' and 10 families who had illegally occupied a 
building (Gans, 1987. p. 190). 
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Table 2.9 Occupational structure of the Ciudad Vieja population of Montevideo in 
1984 in % (including all household members) 
Occupation 
Private sector 28.1 
Governmental institution 12.3 
Self employed 11.9 
Employer 2.6 
Other 45.1 
Total 100.0 
Source: Gans, 1987, p. 176 (based on: GdEU, 1984). 
In comparison to Montevideo as a whole, the heads of inquilinato 
households are young but still older than those in the peripheral neigh-
bourhoods. They are by far the youngest: 50% of them are between 20 
and 40 years old. These numbers reflect the fact that the inquilinato 
population is primarily made up of young, growing families. However, 
there is a significant number of households whose grown up children 
have already left home. 
Looking at the residential history and prospects of the population, the 
results of the investigation indicate that 55% of the inquilinato house-
holds have been in their present accommodation for less than six years. 
This is only surpassed by the population of the casas tomadas for whom 
the figure is 70% (Gans, 1987, p. 191). When asked about their reasons 
for living in the inquilinato/pensión, the majority declared that the 
proximity to their work, thus location, was the principal motive (42.9%). 
People living in casas tomadas mentioned 'financial reasons' as their 
principal motive: 77.8%. A great majority of the households wish to 
leave their present home (80%). Financial problems are the most import-
ant reason for the fact that they have not yet realized their ambitions 
(75%) (Gans, 1987, p. 193). 
Summarizing, in the oldest part of the city of Montevideo, the Ciudad 
Vieja, there are inquilinatos, pensiones and casas tomadas. Quantitative 
information is lacking and the available data merely concerns the 
number of casas tomadas and inquilinatos-pensiones. The inquilinatos 
dominate the south-west whereas in the north-east they are located 
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amidst tertiary activities. Information on the physical state of rental 
housing is contradictory: Gans describes a more positive picture than the 
GdEU research group. Information on tenure and the level of services 
seems to confirm our definition of inner-city rental housing. The current 
tenants, and more so former tenants now living in casas tomadas, are 
among younger and poorest inhabitants of the Ciudad Vieja. They have 
lived in this area for a relatively short period of time. 
Explaining inner-city rental housing in Montevideo 
From the second half of the nineteenth century the Uruguayan economy 
experienced a remarkable expansion that was dominated by the agro-
business sector. Particularly between 1880 and the crisis of 1929, the 
export of meat, hides, leather and wool became very successful. This 
could be attributed mainly to entrepreneurs and to the state who were 
continuously modernizing the economy with the support of American 
and British capital. Besides cattle and sheep of high quality, the con-
struction of railways and a modern port were decisive factors (Mertins, 
1987, p. 52). 
The flourishing economy stimulated growing migration from the 
interior and from Europe to the capital city, Montevideo. As a conse-
quence of this influx of mainly poorer classes, the demand for economi-
cal housing increased and rapidly 'awakened the interest of capitalists' 
in 'establishing a construction business of a high eaming-capacity' 
(Alvarez Lenzi, 1986, p. 30). Conventillos became a well-known phe-
nomenon in the Uruguayan capital. The most important locations of 
these rental houses were to be found in the area bordering on the Ciudad 
Vieja, called the Ciudad Nueva (New City; built from the 1830s) 
(Sprechmann, 1982, p. 25). However, they were also built in the Ciudad 
Novísima (Newest City; built from the 1860s), and to a small extent in 
the south of the Ciudad Vieja which for some time remained the favour-
ite location of the elite and the middle class (see Map 2.2). 
The significance of rental housing in this period has been fairly well 
documented. For example, in 1876 Montevideo numbered 552 conven-
tillos with a population of 15,274, or 12.8% of Montevideo's inhabit-
ants. Forty years later, in 1912, the figure had increased to 34,864 
tenants in 1,130 tenement houses, which was 11.3% of the city's popula-
tion (Alvarez Lenzi, 1986, p. 31). The socio-economic composition of 
the conventillo inhabitants demonstrated a clear spatial pattern. In the 
older parts of the Ciudad Nueva, near the residences of the urban elite in 
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the Ciudad Vieja, lived 'an important group of servants and "informal" 
workers (like washer-women, needle women, shoe-shines, porters, 
errand-boys etc.)' (Alvarez Lenzi, 1986, p. 33). In more recent parts of 
the city, the tenant population comprised middle class households which 
included 'a high number of labourers, artisans and civil servants' 
(Alvarez Lenzi, 1986, p. 33). 
At the start of the present century, the cattle export economy con-
tinued to expand and attracted a growing number of migrants and, 
subsequently, the demand for accommodation in conventillos increased. 
In order to keep costs as low and profits as high as possible, proprietors 
constructed tenement houses with inexpensive materials, installed only a 
small number of, collective, services and rented them to as many 
households as they could. It is no surprise, then, that the living condi-
tions in many conventillos were miserable. 
This observation was also made by the ruling politicians of the time. 
The second government of José Batlle y Ordonez (1911-1915) estab-
lished policy that was aimed principally at an improvement of the socio-
economic circumstances, and housing conditions of lower income 
groups. One measure that proved to be crucial for conventillos was the 
Hygiene of Housing law (1928, known as the Hygiene Law). This act 
obliged proprietors to install a kitchen and a bathroom and prescribed 
sufficient ventilation and light in new houses (Mertins, 1987, p. 61). As 
a consequence, construction costs increased considerably and entrepre-
neurs lost interest in investments in rental housing. The building of 
conventillos rapidly ceased (Mertins, 1987, p. 61; GdEU, 1987). In 
response to these developments, inquilinatos (existing dwellings) and 
pensiones (which were not considered permanent residences) became 
important alternatives for low income housing in the inner city. The 
inquilinatos were primarily situated in the Ciudad Vieja and in a number 
of neighbourhoods of the Ciudad Nueva whereas, from the 1930s, 
pensiones were constructed in the Ciudad Vieja. These hotels were not 
only a reaction to the Hygiene Law but also a result of rent legislation 
and the construction of a new port (GdEU, 1987, p. 114). 
Between the 1940s and the start of the 1970s the quantity and quality of 
inner-city rental housing were basically determined by two factors, 
namely fluctuations in the Uruguayan economy and the urban policy of 
the national government. 
Although the market for livestock products had been decreasing since 
1929, the Uruguayan economy continued to develop steadily. This 
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development was stimulated by the rapid response to the diminishing 
exports by the private sector and by the state which initiated an import 
substitution policy. This proved to be highly successful and resulted in 
self-sufficiency of consumer goods and foodstuffs (Gans, 1987, p. 124). 
However, a necessary pre-condition for this success was a certain 
continuity of the income generated from the export of livestock prod-
ucts. These export earnings had to provide sufficient surplus to make up 
for the losses made in the emerging industrial economy (Gans, 1987, p. 
124). When this source of income dried up in the second part of the 
1950s, the economic and political leadership barely reacted and new 
policy was not developed". Despite the declining export performance, 
local wages in the private sector and overall government expenses 
stayed at a relatively high level, causing even further economic stagna-
tion. In the course of the 1960s the crisis deepened and eventually 
culminated in a military coup in 1973 (Gans, 1987, pp. 128-129). 
These economic developments influenced the use of space in the 
inner city of Montevideo. From about the 1940s, and especially in the 
eastern part of the Ciudad Vieja, expanding commercialization went 
along with speculation, the construction of multistorey buildings and a 
corresponding decrease of the residential function. Simultaneously, the 
elite and middle class left the inner city and their residences, particularly 
in the western part of the Ciudad Vieja, were transformed into inquili-
natos (GdEU, 1983, p. 44). New housing for low income groups was 
limited to a number of apartments in the south of the Ciudad Vieja and 
was constructed by the state. Of the conventillos, Benton stated that 'by 
the 1950s, few of the original conventillos still existed...' (Benton, 1986, 
p. 37). Many of these tugurios por origen had been demolished and 
replaced by commercial buildings. This transformation process con-
tinued, albeit less vigorously, during the years of crisis (roughly 1955-
1973). Whereas in 1963 the Ciudad Vieja as a whole had 22,200 
inhabitants, by 1975 the population had decreased to 18,900 (Gans, 
1987, p. 126). 
Rental housing was also influenced by rent legislation that was 
introduced in 1947 and 1965. The laws were advantageous to the 
tenants, in the words of Benton: 'After 1947 [...] it became nearly 
impossible for a landlord to evict a tenant or to raise rents in keeping 
11. European countries and the USA developed synthetic alternatives for wool and 
leather. Moreover, these traditional markets became self-sufficient for meat while 
New Zealand and Australia became important competitors (Gans, 1987, p. 127). 
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Figure 2.4 Functions of buildings in the Ciudad Vieja of Montevideo in 1983 
(Source: Gans, 1990, Map 22a) 
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pace with inflation' (Benton, 1986, pp. 36-37). The developments 
described in the foregoing passage, however, suggest that a significant 
number of landlords ignored this legislation. On the one hand rents 
continued to increase while on the other hand rental houses (especially 
conventillos) were demolished in favour of office buildings and shop-
ping arcades. In 1965 this prompted the enactment of a new law which 
further restricted rent increases, and drastically improved tenant protec-
tion (for example by the prohibition of eviction) (Mertins, 1987, p. 67). 
The consequences of this legislation were evident. Proprietors neglected 
any maintenance and compensated their loss of rent revenues by accom-
modating more tenants through the increasing subdivision of their 
buildings. Another consequence that negatively affected housing condi-
tions was the fact that landlords began to consider their rental houses 
investment objects: 'Landlords responded to depressed rents by [...] 
regarding their properties as investments in land' (Benton, 1986, p. 37). 
In short, legislation that favoured the interests of the tenants, had 
negative consequences for this group: overcrowding and deterioration of 
the rental houses. 
The military who had taken power by coup in 1973, pursued a liberal 
economic policy, like their counterparts in Argentina and Chile. For 
inner-city rental housing this implied an abolition of the existing rent 
legislation (1974): all rents were entirely decontrolled. Consequently, 
rents raised to such a level that many tenants were no longer able to pay 
and had to leave the inquilinatos and conventillos. Households who 
preferred to stay in the inner city searched for alternatives: renting in 
pensiones and the illegal occupation of vacant buildings. Another 
solution was to share with friends or families who still had rooms in 
inner-city rental houses. As a result, overcrowding again increased and 
housing conditions worsened further (Benton, 1986, pp. 40-41). 
The access to rental housing was also restricted by policy measures 
that resulted in an absolute decrease in availability. Through the liberal-
ization of capital and trade activities, the Uruguayan economy again 
flourished and one crucial effect was increasing demand for office space 
in the Ciudad Vieja. Construction of offices and other buildings for 
tertiary activities was at the expense of inquilinatos as their landlords 
were well aware of the rise of prices of land and offices (Gans, 1987, p. 
135). Many became interested in selling their inquilinato or in demol-
ishing it to build offices or other buildings. This construction boom was 
stimulated by government policy. Two laws, enacted in 1978 and 1979, 
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facilitated the demolition of buildings in deleterious condition and 
preservation of those of architectural value (Gans, 1987, p. 135). As a 
result, complete residential blocks were torn down and replaced by 
buildings with a tertiary function. The population of Ciudad Vieja as a 
whole decreased again, from 18,900 in 1975 to 16,000 in 1985 (Gans, 
1987, p. 136). This reduction was not representative for the tenants. As 
in the 1960s tenants developed several strategies to stay in the Ciudad 
Vieja near to employment and services. They moved in with family or 
friends who still lived in an inquilinato or pensión whereas children 
remained longer with their parents. When the construction boom passed, 
at the start of the 1980s, run down buildings were no longer replaced by 
offices and stayed unused. People saw their chance and the number of 
casas tomadas, without electricity, water or sanitation, expanded (Gans, 
1988). 
Conclusions 
The actual quantity and quality of inner-city rental housing in Mon-
tevideo can be attributed to a specific combination of economic and 
political factors. 
As a consequence of the flourishing export economy at the turn of 
the century, immigration to the capital generated an increase of the 
demand for rental housing to which the capitalist sector responded 
rapidly. Conventillos became the housing alternative for low income 
groups. The Hygiene Law from 1928 marked the end of the construction 
of this housing. At the same time, a continuous economic growth 
resulted in a process of tertiarization at the expense of residential 
accommodation in certain parts of the inner city. On the other hand, 
however, the law and the positive economic situation resulted in the 
emergence of a new type of inner-city rental housing: inquilinatos, elite 
and middle class residences in the Ciudad Vieja that were abandoned by 
their original inhabitants. The Hygiene Law also generated an increase 
in pensiones whereas the availability of illegally occupied houses 
became particularly relevant when, as a consequence of the laissez faire 
policy of the Military, rents started to rise. 
The quality of rental housing was poor from the beginning: in order 
to make as much profit as possible, landlords constructed their conven-
tillos from cheap materials and installed few services. This was also the 
case for inquilinatos and pensiones which did not fall under the Hygiene 
Law. The rent laws from 1947 and 1965 worsened the living conditions: 
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proprietors suspended maintenance of their properties while at the same 
time further subdividing them, resulting in overcrowding. 
In the 1970s the decreased supply of inner-city rental housing 
resulted in higher densities whereas the tertiairization diminished the 
interest of landlords in their hotels or inquilinatos. The existence of the 
casas tomadas as an alternative for low income groups led to even 
worse living conditions: services are absent and the physical quality of 
these buildings is very poor. 
2.4.2 Lima 
A sketch of inner-city rental housing in Lima 
Tugurios are a prominent user of space in the inner city of Lima. They 
can be found just one block from the Presidential Palace, in front of the 
National Library or in the same neighbourhood where national and 
international bus companies are concentrated. Tugurios, however, not 
only attract attention because of their prominent position in the central 
parts of the Peruvian capital, but also through their diverse architectural 
patterns. In the limited number of studies on Liman tugurios, this variety 
is frequently referred to. For example, in a planning document on 
renovation policy, Liman inner-city rental housing was explicitly 
described (PRO-URBE, 1990, Tomo III). In this way planners were able 
to identify neighbourhoods where the deterioration of buildings and 
infrastructure was notably developed (PRO-URBE, 1990, Tomo Ш, 
Section 7.1.1, n.p.y2. 
According to PRO-URBE, the most important tugurio por proceso is 
the casa subdividida, which is portrayed as an old, former one family 
dwelling that has been subdivided in order to accommodate a number of 
households, 'with the logical corollary of overuse'. The buildings are 
constructed of solid materials like stone and have deteriorated through 
use and time (PRO-URBE, Tomo III, 1990, Section 7.1.1, n.p.). Another 
Liman tugurio por proceso is the solar which generally consists of two 
floors. Rooms on the second floor are entered from a balcony. 
Callejones are the most important tugurios por origen of Lima and 
are characterized as follows: 'A group of dwellings located on both 
sides of a deep longitudinal corridor. Each dwelling consists of one or 
12. The authors used reports from the Municipality of Lima that were written in the 
1960s (Municipality of Lima, MdL, 1968, pp. 51-55). 
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two very small rooms with inadequate illumination and ventilation. They 
are generally constructed of clay or bricks with a wooden roof and a 
floor of sand. Sanitary services are shared...' (PRO-URBE, Tomo III, 
1990, Section 7.1.1, n.p.). Corralones and tugurios de azotea are also 
considered tugurios por origen. The first type is described as 'a number 
of improvised shacks (constructed of mats, clay or wood) which are 
chaotically distributed on an inner court'. Both types of 'huts' are to be 
found in and on top of many Liman rental houses which points to the 
huge overcrowding of tugurios in the Peruvian capital. 
PRO-URBE's categorization is very clear. Apparently, the Liman 
authorities are well aware of the housing conditions in tugurios and so it 
is even more peculiar that little policy has been directed at this segment 
of the housing market. We return to this subject in the next section. 
How important is rental housing in the inner city of Greater Lima? The 
107,185 inner-city tugurio inhabitants comprise only 1.8% of Lima's 
total population of 6,053,900 (INE(b), 1989, p. 96). However, as is 
shown in Table 2.10, the inner city is only one of the areas in Lima 
where tugurios are situated. Outside the inner city there are concentra-
tions of tugurios, some of which are so extensive that the total number 
of tugurio inhabitants consists of 17.7% of Lima's total population. We 
elaborate upon these concentrations further on. 
Like PRO-URBE, in describing the location of inner-city rental 
houses in Lima we recognize four neighbourhoods: Lima Cuadrada, 
Monserrate, Barrios Altos and Roosevelt (PRO-URBE, 1990, n.p.). 
Lima Cuadrada comprises the original Lima founded by the Spanish 
in 1535 and the area to the south-east. In Lima Cuadrada there is a 
concentration of tertiary activities and important buildings like the 
Presidential Palace, the Cathedral and the Municipality of Lima. Here, 
tugurios are situated between shopping arcades, bars, cinemas, schools 
and offices. Monserrate is situated to the west of Lima Cuadrada and 
was founded in the 1850s when residences for upper class Limans were 
built (INADUR, 1983, pp. 25-26). In contrast to Lima Cuadrada, in 
Monserrate the residential function still dominates: in 1983 about 60% 
of the neighbourhood consisted of tugurios. The core of the third area, 
Barrios Altos, dates from 1568 and was once a reducción (Cordova 
Aguilar, 1989, p. 238). As in Monserrate, rental housing prevails, 
although the informal economy also is a significant user of space, 
particularly near the Central Market (on the western edge of Barrios 
Altos). 'The presence of many, great callejones [...] is the cause of many 
46 
problems. [The area is characterized by] the absence of open spaces and 
roads where traffic is intense'. This quote could describe the situation in 
Barrios Altos in the early 1990s. However, it dates from 1945 which 
indicates that little has changed over the past 50 years (Belaunde Terry, 
1945, n.p.). The last and smallest neighbourhood is Roosevelt. Here, the 
residential function is mixed extensively with formal and informal 
economic activities, caused by the presence of the terminals of many bus 
companies. 
Table 2.10 Tugurio inhabitants in districts of Greater Lima in 1990" 
Districts (l)No. (2)%Lima (3)Ha (4)%Dis 
Inner city 
Industrial 
Dis. of Lima 
Dis. Callao 
Dis. La Victoria 
Dis. Breña 
Dis. Rimac 
Dis. Surquillo 
Other districts 
Met. Lima 
107,185 
68,164 
175,349 
63,660 
199,197 
74,716 
95,142 
75,224 
389,431 
1,072,719 
10.3 
6.4 
16.7 
5.9 
18.6 
7.0 
8.9 
7.0 
35.9 
100.0 
285 
402 
344 
460 
426 
446 
444 
547 
346 
414 
46.6 
17.8 
62.1 
66.1 
43.5 
58.9 
Notes: (1) Number of tugurio inhabitants in district. (2) % of tugurio inhabitants in 
Greater Lima. (3) Population density per ha. (4) % of population in district. 
Source: PRO-URBE, 1990, Table VII.7.1 and VII.7.2. 
Before proceeding, we would like to make the following comment on 
the location and the data presented in Table 2.10. Outside Lima's inner 
city there are a large number of tugurios, clustered in some notable 
concentrations. The first of these concentrations can be found in areas 
13. The city of Lima ('Greater Lima') consists of 48 districts. Its inner city is part of 
the district called Lima and includes four neighbourhoods to which we refer later on. 
A fifth area within the Lima district, but outside the inner city, is a neighbourhood 
known as Industrial (Henrfquez, 1985, pp. 21 and 27). 
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Figure 2.5: The districts of Greater Lima (Source: Municipality of Lima, 1990) 
that were constructed in the colonial era, such as in the district of Rimac 
(Municipalidad de Lima -MdL-, 1968, p. 55). This district was founded 
at the end of the sixteenth century north of the Rimac River and accom-
modated low income groups like negroes, Indians and poor Spaniards 
(Cordova Aguilar, 1989, p. 238). Its oldest neighbourhoods, Rimac 
Antigua and Rimac Monumental, can be rightly conceived of as Lima's 
first low income areas. Further concentrations can be found in the 
barrios obreros (working-class neighbourhoods). These areas were built 
in the first half of this century on the edge of the inner city and accom-
modated migrants from the sierra. Especially neighbourhoods within 
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districts like La Victoria, Breña and Surquillo contain large concentra-
tions of tugurios por origen: in La Victoria as well as in Breña about 
two-thirds of the population lives in rented accommodation (Riofrio 
Venavides, 1981, p. 136; Wilhelmy and Borsdorf, 1985, p. 85). Finally, 
a third group is situated near the high class suburbs that have been built 
since the last part of the nineteenth century. Many migrants sought 
employment- with the rich families living in these areas and, 
subsequently, construction companies started to build rental houses in 
order to accommodate them. 
Rents in Lima are very low. In 1982, 42% of the households in Mon-
serrate spent on average only 6.5% of their monthly income on rent, 
whereas another study concluded that 467 households in 21 tugurios 
spent on average 8% of their income on rent (INADUR, 1983, pp. 27-
82; MVC, 1982, p. 614). As we demonstrate in Chapter 9, these num-
bers have not changed significantly in the last 10 years. 
There are also other forms of tenancy. One alternative form is 
subtenancy (MVC, 1982, p. 37; INADUR, 1983, p. 29). The results of 
research from 1982 demonstrated that 17 of the 19 investigated tugurios 
also accommodated subtenants. Their number varied from one subtenant 
and 11 'official' tenants in one tugurio to nine subtenants and 21 
'official' tenants in another. A second alternative is made up by those 
inhabitants who do not pay any rent at all. Studies, however, are not 
clear on the importance of this category. A report on tugurios in the 
district of Breña revealed that 14% of the households did not pay rent, 
whereas a study from 1974 counted 1.1% non-payers in tugurios in the 
inner city and some other areas (MVC, 1974, p. 5 -Appendix 5-; Reyes 
Aponte, 1980, p. 13). Presumably, the majority of these non-payers live 
in self constructed dwellings (tugurio de azotea) and do not occupy 
'regular accommodation' within the building. A third exception consists 
of a small number of tenants who have purchased their room(s). In the 
Breñan tugurios, 2% of the inhabitants had done, whereas in Monserrate 
the proportion of inhabitant-owners is more or less the same (Reyes 
Aponte, 1980, p. 13; MVC, 1982, p. 6; PRO-URBE, 1990, Appendix 
'Programa Piloto Monserrate'). 
14. The study of the MVC was the result of research of the inhabitants of 21 
tugurios of the Beneficiencia Pública (an organization related to the Catholic 
Church). In this 1982 report, 467 of households were interviewed (MVC, 1982). 
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The physical condition of tugurios in Lima's inner city has been ana­
lyzed mainly as a whole in newspapers, books, governmental reports and 
in symposia on Lima's central area. For example, during a seminar held 
in October 1989, a Liman architect gave his personal impression of the 
inner city and referred to general decay of the area: 'The centre is a 
giant terminal, an extraordinary market; during the night an immense 
depository, an enormous public latrine; it is also a junk-market and a 
dining room [...] one could speak of a complete decay [of the inner city, 
gc]' (Alvarino Guzman, 1989, p. 2). 
The physical condition of the tugurios in Lima Cuadrada seems to be 
the best. As this area constitutes the monumental heart of the city and 
contains many tourist attractions, a relatively large amount of capital is 
invested in the maintenance and restoration of its buildings. The pace, 
however, is not as fast as might be hoped, and much is left to be done 
as an example of a tugurio near the Presidential Palace illustrated: 
'Among the physical problems of this building are the widespread 
deterioration of the construction materials which are completely worn 
out and which have not been renovated for years; obviously, there are 
structural problems with the roofs and corridors...' (El Comercio, 1-2-
1989). The state of tugurios in Barrios Altos and Monserrate is sad. In 
discussing renovation policy, the Instituto Nacional de Cultura (National 
Institute of Culture, INC; see Chapter 8) described the tugurios of 
Barrios Altos as 'ruinous or deteriorated buildings'. Among other 
reasons, this was caused by the age of the buildings and by the fact that 
the majority are constructed from adobe and quincha (PRO-URBE, 
Tomo ΙΠ, 1990, n.p.)15. The situation in Monserrate is not any better 
and PRO-URBE pointed to the obvious physical decay of tugurios, to 
their 'ruinous conditions' (PRO-URBE, Tomo III, 1990, n.p.). According 
to INADUR, the physical condition of 40% of these buildings is very 
poor and is made up of: '...woodworm, deformation of structures, walls 
and bases, beams and columns, breaking off of plaster and paintwork, 
filtration of water and humidity [sic, water seepage, gc]' (INADUR, 
1983, p. 30). 
15. Adobe is 'solid element of regular shape made of soil, straw and water, sun-dried 
and used in masonry' (Harris et al., 1963, p. 342). Quincha is 'wooden frame filled 
with mud and straw and reinforced laterally with strips of bamboo or cane...' (Harris 
et al., 1963, p. 350). Especially in the Liman climate (humid and cold in September-
April; humid and hot in May-August), houses that are constructed from this material 
are susceptible to deterioration, particularly when maintenance is almost absent 
(INADUR, 1983, p. 30). 
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The level of services in tugurios seems to be as poor as their physical 
condition. In one study of seven rental houses (with 216 households), 
69% of the households had collective sanitary services, whereas the 
remaining 31% had water and toilet within their room(s) (MVC, 1982, 
p. 60). The results of a study of 21 tugurios were even worse: 84% had 
to be content with collective sanitary services (MVC, 1982, p. 60). 
Moreover, a large minority, 40%, did not have electricity in the room(s) 
they rented (MVC, 1982, p.60). INADUR pointed to the quality of 
services in rental housing in Monserrate: 
'With respect to the services: 77% of the plots have external 
wiring, the large majority (72%) in bad or regular condition. In 
case of the water system...77% [is] in bad or regular condition. 
Similarly, 78% of the sewage networks is in bad or regular condi-
tions. This implies that more than three quarters of the water and 
sewage system is deteriorated, producing problems of leakage and 
humidity, which in turn weaken the structures. This level of 
deterioration is found principally in the case of those plots with 
collective services, which represent 41% of the total' (INADUR, 
1983, p. 30). 
There is no reason to assume that this situation has improved recently, 
as for example, there is no relevant government policy. 
Information on the socio-economic characteristics of the tenants is 
limited. Only in the 1982 study of the MVC appeared data on these 
themes. The average monthly salary earned by the heads of household 
was 70,000 soles; 1.7 times as much as the national minimum income of 
41,000 soles (in March 1982; MVC, 1982, p. 5). Because in many cases 
other household members also worked (23% of the women), the average 
total household income was about 84,000 soles. Only 4% of the total 
household income was spent on rent (see the passage on tenure). 
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Table 2.11 Occupations of heads of households in 21 Liman tugurios in 1982 (%) 
Occupation 
Independent 41.4 
(Civil) Servant 25.7 
Labourer 25.6 
Proprietor 5.1 
Other 2.2 
Total 100.0 
Source: MVC, 1982, p. 44. 
The category 'proprietor' describes people who own a small workshop 
(artisans) whereas the largest group, 'independent', consists of street 
vendors. The majority of the respondents work in the Lima district 
(60%), within walking distance of their home. There is little information 
on the demographic characteristics of the 467 households. The average 
age of the household heads was 44 years, and the average household 
numbered 4.4 members. The time the households had lived in the 
tugurio averages over 18 years. Despite of this long period, almost half 
(45%) of the households were not satisfied with their 'home' and the 
majority of their reasons pointed to the lack of space. The long stay 
could, at least, partially be explained by the location of the tugurio. 
About 75% of the respondents were satisfied with the neighbourhood 
they lived in and 41% of this group gave motives like 'the central 
location' and 'nearness to work' (MVC, 1982, p. 69). The importance of 
the location also came to the fore when the respondents were asked if 
they wished to leave the tugurio for a dwelling in Lima's periphery. A 
small group indicated that they already possessed a house or plot, 
whereas half of the other respondents said that they did not want to 
move to the periphery. The most important reason not to do so was the 
distance to the centre (MVC, 1982, p. 7). 
The data on the duration of living in tugurios, as well as the demo-
graphic characteristics indicate a certain measure of consolidation of the 
tugurio population. However, we have to be careful with the average 
figures presented. The existence of extremely low rents could possibly 
be a factor which has attracted and still attracts a significant number of 
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new tenants. 
Explaining inner-city rental housing in Lima 
The quality and quantity of inner-city rental housing in Montevideo was, 
in the first place, a result of economic developments and (urban) policy. 
The present situation in Lima can be explained mainly by a general 
neglect, by the elite and the state, of the capital's central area. 
The export boom of guano (bird droppings that were used as a manure 
in Europe) in the 1860s and 1870s, the opening of the Panama Canal in 
1914 (resulting in an increased importance of Lima's port, Callao) and 
several large scale infrastuctural works in the early 1900s resulted in 
expanding labour opportunities and therefore constituted prominent pull 
factors for migration to the Peruvian capital (Kross, 1992, p. 115)16. 
Subsequently, as in Montevideo, the Liman private sector responded to 
the rising demand for housing with the construction of tenement houses. 
Traditional city dwellers (the elite and the middle class) left the inner 
city and subdivided their residences, especially in Lima Cuadrada, in 
order to rent them out. 
These callejones and casas subdivididas were very unhealthy places. 
High population densities, lack of water and the poor quality of sanitary 
services frequently resulted in epidemics of typhoid, tuberculosis, yellow 
fever and malaria. Several times, Barrios Altos was regarded as the 
focus of these diseases that among other effects resulted in a high rate 
of infant mortality (Miller, 1988, p. 13; Alvarino Guzman, 1989, p. 2). 
These circumstances motivated the final departure of the upper and 
middle classes from the inner city to the suburbs. 
Earlier, in the 1850s, the decay of the once glorious and colonial 
Lima had already given rise to the out-migration of sections of the upper 
class who started to change this '...dirty, miserable hamlet...without 
water, without light, without pavement...' (Stein, 1988, p. 1) for the 
pleasant surroundings of what would become the districts of Chorrillos 
and Miraflores. This process was enhanced by the development of 
modern means of transport like railways, trams and cars, and the con-
struction of traffic arteries between Lima and the suburbs (e.g. in 1917 
16. Between the mid-1870s and ihe mid-1890s, however, Lima's population declined 
as a consequence of the war with Chile and occupation by that country's forces and 
an economic recession (Kross, 1992, p. 113). 
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Avenida Arequipa to Miraflores). In the course of the present century, 
Lima witnessed the growth of these areas, like San Isidro (from the last 
part of the 1920s), whereas from the 1960s, development continued with 
the expansion of upper and middle class neighbourhoods in districts like 
San Borja and Monterrico (Amato, 1970; Cordova Aguilar, 1989, p. 
241; Kross, 1992, p. 139). Together with the development of tugurios, 
the formation of these suburbs was the beginning of a socio-spatial 
segregation, which eventually, from the 1960s, would come to a climax 
with the grand-scale peripheral spontaneous neighbourhoods. 
The new, wealthy, suburbs not only became residential areas, but 
developed into 'real' cities. 'High quality' services also left the inner 
city, whereas new ones were located directly in the new neighbour-
hoods. Hence, in the early 1990s, the majority of expensive shopping 
arcades, restaurants, travel agencies and hotels are to be found in 
districts like Miraflores and San Isidro. Ministries, embassies, clinics and 
universities also moved to these areas and new organizations and 
enterprises were established here and not in the inner city. As a Liman 
banker said: 'When somebody thinks of investing in a new building, he 
will not do so in the centre, but in Miraflores or in San Isidro or where 
ever. How many buildings are they constructing in the centre? No more 
than two or three...' (Sánchez León, 1989, pp. 8-9). 
The result of this concentration of residences and dynamic tertiary 
activities also implied a concentration of employment, which was 
another sign that the elite and large sections of the middle class had 
definitively turned their backs on the inner city. They not only live, but 
also work, eat and find entertainment in the new areas, far away from 
the heart of Lima, which developed into a place they hardly know and 
that seems further away than its physical distance suggests. 
Within this context, the construction sector deserves special mention. 
In the last decade of the nineteenth century and the first decades of this 
century, construction companies focused their activities on building 
tugurios por origen in the inner city, especially in Barrios Altos, but like 
the wealthy city dwellers, they also started to move outwards. During 
the presidencies of Piérola (1895-1899) and Leguia (1919-1930) many 
prestigious buildings were constructed on the edge of the inner city, 
whereas the private sector also participated in the modernization and 
expansion of the new suburbs like Miraflores. 
Because of increasing migration towards Lima and the fact that space 
in the inner city was saturated, from the late 1930s, companies started to 
construct tugurios por origen in new districts bordering the inner city, 
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like La Victoria (Kross, 1992, p. 90). The rental housing business 
proved to be very lucrative. As an observer wrote: 'Housing for the 
lower class has constituted a magnificent business; the cheap land near 
the central areas and the equally economical materials of which poor 
constructions were erected led to maximum profits' (Derteano Urrutia, 
1945, n.p.). In later years, the construction sector continued to play a 
central role in the expansion of the Peruvian capital. For example, they 
tendered for and built the highways and middle class neighbourhoods in 
the area between Lima and Callao (Cordova Aguilar, 1989). Speculation 
with land in the periphery was one of the activities which also increased 
in importance from the 1950s. In 1955 for example, the five wealthiest 
proprietors owned 30% of the 'urbanizable areas' near Lima (Calderón, 
1984, p. 105). They not only speculated on land, but also formed 
'Urbanization Groups', companies that prepared land for construction, 
constructed houses and subsequently sold them. 
Just as the upper and middle classes, tertiary sector and construction 
companies turned away from the Old Lima, so did the state which aimed 
its (urban) policy more and more to areas outside the inner city. 
Only occasionally did the national government pay attention to rental 
housing in the inner city. One measure from 1935 intended to forbid the 
construction of new callejones was prompted by the hygienic conditions 
in these buildings (Kross, 1992, p. 91). The law, however, only resulted 
in the construction of other types of tugurios por origen11. As we 
described in the foregoing passage, from the start of the present century 
the state was interested in the expansion of Lima, whereas from the 
1940s it became concerned about the consequences of the unbridled 
growth of the peripheral neighbourhoods (see Chapter 3). These areas 
contained an ever expanding group of urban poor and their problems 
(like the supply of water, connection to the electricity network and the 
public transport system) begged increasing policy attention. The size of 
the population also constituted a source of potential support for politi-
cians: from the 1950s onwards, politicians tried to gain votes with 
promises and concrete policy on peripheral neighbourhoods (see Chap-
ters 3 and 9). Potential political support of tenants in inner-city tugurios 
became less relevant, for the simple fact that the number of people 
17. As the inner city was already saturated with tugurios, the measure merely had 
consequences for areas in districts like La Victoria. There, companies started to build 
rental houses of up to six floors, resembling the callejones (Kross, 1992, p. 90). 
55 
living there was less than in the new areas. Besides, some politicians 
had interests in companies that exploited (e.g.) callejones and therefore 
were not prepared to initiate policy that might affect these activities (like 
Manuel Prado, see Chapter 9). 
The only more or less consistent national policy on inner-city rental 
housing was (and still is) rent legislation. Laws were enacted, particular-
ly one in 1977, that resulted in a decrease in rent revenues and 
consequently, landlords stopped investing in repairs and maintenance of 
their properties. The results followed the same pattern as in Montevideo 
until the abolition of rent legislation in 1974: a further subdivision of the 
buildings in order to accommodate more tenants and a continuing 
deterioration of numerous tugurios™. 
In real terms, the local government of Lima has practically ignored 
the inner city and rental housing as might be concluded from the locally 
developed Master Plans. For example, in 1967 the 'Plan de Desarrollo 
de Lima Metropolitana' (The Urban Development Plan of Greater Lima, 
PLANDEMET) written by planners from the different districts that form 
Lima, was published. As could be expected, the plan focused upon the 
methods by which the tremendous demographic and spatial growth of 
the capital could be controlled and related problems be tackled. Besides, 
the plan formed the basis for a zoning plan, the 'Plan de Zonificación de 
Lima Metropolitana 1977-1990' (Behnfeld, 1983, pp. 97-98). 
This plan assigned a mixed function to the inner city (which, in fact, 
it had possessed for years), whereas the necessity of urban renovation 
was also acknowledged. Limiting and guiding the growth of Lima, 
however, was the greatest concern of the planners. Lack of money, 
bureaucracy and the pace of urban growth, rapidly showed that this 
central aim would not be achieved (Behnfeld, 1983, p. 136). In the 
preparation of a new plan, the attention of the planners was again aimed 
at guiding Lima's expansion. 
Unlike the plan from 1967, this one was developed by the Municipal-
ity of Lima itself and many pages were devoted to problems with which 
poor city dwellers were confronted, such as the accessibility of collec-
tive services like schools and clinics. The local government acknowl-
edged the problems of the inner city and pointed to the obvious and 
dangerous expansion which simultaneously produces a permanent 
18. As is shown in Chapter 9, Peruvian rent legislation that was enacted between 
1938 and 1952, did not have much effect on the quantity of tugurios in Lima. The 
explanations for this can be found mainly in the political atmosphere of the period. 
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deterioration of the central part of the city. In 1990, the new planning 
office of Lima, PRO-URBE, published the 'Plan de Desarrollo Metro-
politana de Lima, 1990-2010' (The Metropolitan Development Plan of 
Lima, 1990-2010). 
Under the socialist mayor Alfonso Barrantes attention for spatial 
problems had increased, something which was demonstrated by the 
appointment of a locally renowned planner-architect as head of the 
office. The plan that was published by this organization was undoubted-
ly one of the best documented visions on the spatial future of Lima. 
Moreover, for the first time in the twentieth century real concern was 
shown for the inner city. The report contained an extensive stock taking 
of deteriorated areas and defined explicit criteria in order for areas to be 
considered for attention. In addition, some alternative options for policy 
were developed and a pilot study on Monserrate was announced. 
Although there was a danger that the organization and the financing of 
the new urban policy would result in an immense bureaucracy, the 
enthusiasm of the appointed renovation specialists and the growing 
concern for the inner city and tugurios in and outside politics justified 
the hope that a turning point had been reached. 
However, with the election of a new mayor, Ricardo Belmont (a 
former television celebrity) and aldermen, this hope quickly disappeared. 
Because of conflicting ideas on urban planning PRO-URBE was closed, 
its manager discharged and the 1990-2010 Plan was cancelled. Follow-
ing reorganization, the Instituto Metropolitano de Planificación (Metro-
politan Planning Institute) was founded. Policy on the inner city was 
reduced to improvements of some central traffic-arteries, a reduction of 
the (huge) number of street vendors and a number of ad-hoc measures. 
The only policy concerning deteriorated areas (and thus, tugurios) 
consisted of a possible request for the financing of a project by interna-
tional organizations19. 
Summarizing, in the course of the twentieth century, wealthy Limans, 
construction companies, many tertiary activities as well as the state, left 
the inner city. The former inhabitants of this area and the tertiary 
19. The Municipality seemed to recognize ihe difficulties concerning the sanitary 
services and selected 60 tugurios in which these would be improved. However, 
starting in January 1991, at the end of August these improvements had been realized 
in only three buildings (Interview with official of the Municipality of Lima, 21-8-
1991). 
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activities moved permanently to new districts, whereas construction 
companies and especially the state (each with their own and coinciding 
interests) eventually turned to the new, peripheral neighbourhoods. The 
inner city, and thus its inhabitants, many of them living in tugurios, 
were neglected. 
As a result, Lima's core did not experience a commercialization 
process like Montevideo (or Santiago and Caracas) and a resulting 
decline of the residential function. Whereas the number of tenants in 
Lima's inner city in the early 1940s was about 114,000 people, in 1990 
rental houses accommodated 107,837 tenants, a decrease of less than 6% 
(Belaunde Terry, 1945, n.p.; Custers, 1992, pp. 13-15). 
Conclusions 
The actual quantity and quality of inner-city rental housing in Lima is 
explained by what appeared to be an almost structural neglect of this 
part of the Peruvian capital. 
The quantity of inner-city rental housing in Lima did not decrease as 
significantly as in Montevideo (or, Santiago and La Paz). Even in Lima 
Cuadrada, which experienced a certain degree of commercialization, 
tugurios have not disappeared completely. In the last 50 years the 
tugurio population has not decreased significantly. The explanation of 
this relatively stable situation was (and still is) the elite's and state's 
attitude towards the inner city. In the course of the twentieth century, 
the elite and following in their wake, important parts of the tertiary 
economy, migrated to new suburbs, which eventually became alternative 
centres. Miraflores, San Borja and other districts became 'complete' 
cities, independent of the old centre. Construction companies also went 
to these areas and to the peripheral neighbourhoods where they could 
make larger profits. The state, apart from rent legislation, also turned its 
back on the heart and its inhabitants. The consequences of the expansion 
of the capital explain this long time neglect. Finally, when the problems 
of the inner city, among them the tugurios, were acknowledged, a new 
policy was formed but eventually suspended. 
The poor quality of the physical conditions and low level of services 
in the tugurios are determined to a large extent by the landlords who, as 
in Montevideo, built the tugurios por origen with cheap materials and 
few services. Former wealthy residents simply subdivided their houses in 
order to make as much profit as possible from letting them. The quality 
further declined when rent legislation restricted the increase of rents (see 
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Chapter 10). The absence of any other active policy to improve living 
conditions in rental housing only worsened the situation. 
The neglect, therefore, has two sides. On the one hand the supply of 
rental housing did not diminish greatly, on the other hand, however, the 
quality did not improve either. On the contrary, the only exception to 
the general neglect, rent legislation, caused a worsening of living 
conditions in tugurios. 
2.5 Summary and Conclusions 
As we stated in the introduction to this chapter, information on inner-
city rental housing remains partial and obsolete. Concluding this review, 
which made clear that the phenomenon (still) exists in the majority of 
Latin America's large cities, we only can confirm this disappointing 
state of affairs. Some themes were discussed in depth, while others were 
treated rather superficially. For example, in some cases, (recent) specific 
information on the socio-economic structure of the tenant population 
was missing (Mexico City or Lima); in other instances (Buenos Aires 
and Guatemala City) concrete data on the physical condition of build-
ings was partial. Some interesting problems with the available informa-
tion concerned the definition and nomenclature of inner-city rent hous-
ing and (related to these themes) the number of tenants. With these 
critical comments in mind, what conclusions can be drawn from the 
literature concerning inner-city rental housing in some Latin American 
cities? 
On the one hand, the type of tenure, the physical condition and the 
level of services seem to be more or less the same in the various cases, 
although there do exist some variations and obscurities like the contra-
dictory outcomes of studies on the conventillos of Montevideo. 
On the other hand, the number and location of rental houses differs 
significantly. Whereas the conventillos in La Paz are located mainly on 
the edge of the inner city, the tugurios of Lima and the conventillos of 
Buenos Aires can be found throughout the urban core. The size of the 
tenant population also shows important variations: from 1% of the total 
population in La Paz, up to 21% in San Salvador. We also have some 
indications of a variation of the socio-economic structure of the tenant 
populations. Whereas the majority of the tenants in Mexico City and La 
Paz may be characterized as consolidators following Turners model, the 
composition of the tenant of the Ciudad Vieja in Montevideo appears to 
be more complex. 
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This general image of parallels and differences appears to hold in the 
two cases which were studied more extensively, Lima and Montevideo. 
On the one hand it is interesting to note, for example, that in both cities, 
there are some exceptions concerning the form of tenure, i.e. renting. On 
the other hand, differences exist in the types of rental housing. In 
Montevideo policy led to the rise of hotels (the Hygiene Law) and 
illegally occupied houses (abolition of rent legislation), something which 
is not the case in Lima. Also, whereas the physical decay of tugurios in 
Lima seems not to be a matter of discussion, descriptions of Montevideo 
led to differing conclusions. The foregoing comments suggest the 
necessity of detailed case studies in order to obtain a current and 
actualized comprehensive picture of inner-city rental housing in Latin 
America. 
When looking at the explanations for the quality and quantity of 
tugurios and conventillos, this necessity even seems more relevant. 
Whereas in Montevideo economic developments and urban policy were 
the main factors influencing both quantity and quality, in Lima the 
absence of a genuine interest in the urban core by both the elite and the 
state proved to be the decisive factors. One policy theme appeared to 
have similar results: rent legislation. In both Montevideo and Lima rent 
legislation resulted in a (further) deterioration of rental housing. 
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CHAPTER 3 
PERU: ECONOMY, MIGRATION AND URBANIZATION 
by Dami aan Vreman 
3.1 Introduction 
In the previous chapter we gave an initial impression of inner-city rental 
housing in Latin America. We demonstrated that economic develop-
ments, population growth and urban policy determined many of the 
conditions of rental houses in many Latin American cities, for example 
in Lima and in Montevideo. In the next chapter specific functional 
characteristics, population and spatial growth of the city of Arequipa are 
analyzed. 
In this chapter, the main features of the national economic develop-
ments, migration and urbanization in Peru are studied. Thus, the central 
question of this chapter is: what were the general economic develop-
ments in Peru from the early 1900s and how did the processes of 
migration and urbanization develop? 
As Peru's population slowly increased and small scale urbanization 
began, urban problems started to become apparent in the first half of the 
present century, but were still mainly confined to the capital of Lima. In 
the 1960s, mass migration and population growth finally developed into 
'la explosión urbana' (the urban explosion: Sánchez León et al., 1988, p. 
95). The increase of the urban population contributed to the need for all 
kinds of social and economic adjustments. During the 1970s, the overall 
nature of these adjustments, including centralist state intervention, 
proved insufficient to create a balanced solution to Peru's urban, social 
and economic problems. During the 1980s, decentralization and regio-
nalization1 became new instruments in the attempts to alleviate the 
national problems. 
1. With decentralization we refer to the creation or strengthening, financially or 
legally, of sub-national units of government whose activities are substantially outside 
the direct control of central government (Schmidt, 1991, p. 194). In case of regio-
nalization, the decentralization takes place in sub-national units of government linked 
to specific regions. 
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Following a brief physical and administrative description of Peru (in 
Section 3.2), we give an overview of the main economic models, since 
the early 1900s, in combination with the most important characteristics 
of migration and urbanization (Section 3.3). A summary and our con-
clusions end this chapter. 
3.2 Natural and administrative divisions 
With an area of around 1,285,000 square km and a population estimated 
at 23,470,000, in mid 1992, Peru is the fourth largest country in Latin 
America and the fifth most populous. Natural conditions are mainly 
determined by the Andean ranges or Cordilleras, stretching from north 
to south and forming an enormous barrier between the western and 
eastern parts of the country. The rainfall and average temperature2 west 
of the Andes are both associated with the high atmospheric pressure in 
the south-east Pacific and the cold Humbolt ocean current. Occasionally 
this cold current is replaced by an off-shore warm surface current from 
the north, known as El Niño (The Child), causing periods of torrential 
rain in certain parts of Peru and accentuating the dryness elsewhere. 
Despite this fluctuation, which occurs once in every two or three years, 
altitude in combination with a location either west or east side of the 
Andes determine the climatological conditions in three clearly defined 
geographical regions (Map 3.1). 
The region along the Pacific coast, the costa, is a relatively narrow 
and often fog-bound coastal strip, varying in width from 200 km in the 
north to about 30 km in the south. This arid costa region compromises 
around 11% of Peru's total area (INE(b), 1989, p. 1). It also includes the 
majority of the larger cities. Like the capital of Lima, most of these 
cities were founded during the colonial period (Maletta and Bardales, 
n.d., pp. 265-272). 
The mountainous region, or the sierra, is situated at an altitude of 
2,000m or more. Deep valleys and river gorges divide the alpine plains, 
which together with snow-capped ranges with peaks up to 6,500m, 
create a complex structure. This area, 31% of the national territory, is 
often subdivided into different zones of altitude (Bowman, 1937). Most 
importantly, on the western side of the Andes are the quebradas (val-
leys) or quechua (the name of largest indigenous Indian group as well as 
2. Despite its location at a latitude of 12° south of the Equator, Lima has an average 
temperature of 19° С and an average annual rainfall of only 41 mm. 
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1; González de Olarte, 1982, p. 45). 
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their language), which are situated between 2,000m and 3,500m and in 
the higher located region named suni from 3,500m to 4,000m. Both 
areas are mainly used for cultivation of crops like maize, barley and 
fruits. Most villages, towns and cities of the sierra are located in these 
two areas (Figueroa, 1989, pp. 27-28). The punas (lands without trees or 
high plains) are located between 4,000m and 4,800m in altitude and are 
less populous. They predominantly serve as grazing land for sheep, 
cameloids (alpaca and llama) and some subsistence agricultural activities 
like the cultivation of potatoes, quinua (kind of flower eaten like rice) 
and other tubers (Sánchez Zevallos, 1988, pp. 13-50). For centuries, 
Peru's population was mainly concentrated in the sierra and was deci-
mated during the Spanish colonial era, until 1821, before slowly picking 
up in the early 1900s (Hemming, 1970, pp. 347-351; Parry, 1977, p. 
227). 
The selva or forested area, covers a vast part (around 58%) of Peru's 
territory and is situated in the Amazon Basin. There is generally a sharp 
transition downhill from the desolate landscape of alpine pastures and 
the semi-arid vegetation of the Andes into the dense vegetation of the 
heavily forested areas to the east. The cultivation of coca takes place in 
areas were the physical transition is less abrupt: the yungas. The upper 
Huallaga valley in the department of Huánuco developed into the 
national centre of coca cultivation. Here coca accounts for 80% to 90% 
on the local economy (Tantahuilca, 1990, p. 435). Despite its relatively 
high altitude, up to about 2,000m, this zone is considered an integral 
part of the selva and is known as the selva alta (high forest area). The 
lower terraces and broad, meandering floodplains of the Amazon River 
and its tributaries, like the Ucayali and Madre de Dios, form the selva 
baja or tropical rainforest area of Peru. 
The selva plays no significant role in population figures and only 
more recently has the area gained in economic importance. For decades 
and with the exception of a short rubber-boom at the beginning of this 
century, oil production was the regions's only important long term 
contribution to the national economy. But crop cultivation has grown 
rapidly in the last decades. Between 1970 and 1990, the area under 
cultivation in the selva grew from about 400,000ha to close to 1,200,000 
ha. About 40% of the gross agricultural product of Peru originates from 
this area (Barclay, 1990, p. 388). Since the early 1960s, the selva with 
its eastward shifting 'frontier', is regarded by the state as an area with, 
at least potentially, an economic important role. But in contrast to the 
positive official image, specialists foresee 'an export of misery' to this 
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area (Barclay, 1990, p. 386; see also Schuurman, 1981; Haring, 1986). 
The various administrative boundaries of Peru do not coincide with 
these three natural regions and divide the country into departments, 
provinces and districts. These administrative units were mainly estab-
lished during the colonial period, although frequent changes and adjust-
ments have Occurred since then (Maletta and Bardales, n.d, pp. 265-272; 
González de Olarte, 1982, p. 33; INE(a), 1989, p. 131; INE(b), 1989, 
pp. 95-99). 
One of the largest territorial changes in the republican era occurred 
on the southern border. Before the War of the Pacific (1879-1883), in 
which Chile fought a coalition of Peruvian and Bolivian forces over the 
nitrate-rich Atacama desert, this region formed an integral part of Peru. 
As a result of the war Peru lost the Atacama desert, roughly stretching 
from the city of Arica to the city of Antofagasta and the Bolivian 
border. The present borders were formalized and established by the 
Treaty of Ancon in 1883 (Sesam, 1967, p. 93; national and departmental 
boundaries are shown in Map 3.1). 
Besides the administrative divisions of the national territory, there 
were numerous attempts to divide the country into larger planning 
regions to direct development initiatives and to establish further integra-
tion between and within these regions. Since the 1960s, a general 
characteristic of almost all these planning regions was a three-fold 
division into North, Central and South (Hilhorst, 1980, p. 8; González 
de Olarte, 1982, pp. 27-51, see Map 3.1). The Southern planning region 
was further divided into smaller sub-regions. The most southern sub-
region consists of the departments of Arequipa, Tacna, Moquegua and 
Puno (see Map 3.1). From this point, when referring to 'the south' we 
primarily mean this specific area. 
The south includes parts of all three physical regions3, although the 
sierra is by far the largest. Presently, the economic importance of the 
south within Peru is mainly determined by the large copper deposits in 
Toquepala and Cuajone, both exploited by a foreign company, producing 
about 70% of Peru's annual copper output and whose tax revenues are 
an important source of foreign currency earning (Smith 1990, p. 527; 
INE(b), 1989. p. 68). 
3. Two provinces of the Puno department are located in the selva (INE, 1989, p. 63-
66). 
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3.3 Modernization, migration and urbanization 
From the early 1900s, the original distribution pattern of the population, 
which until then had been characterized by concentration in small 
agrarian communities in the valleys and plains of the sierra region, 
started to change. The combination of a growing population, increasing-
ly coastwardly oriented economic developments and a long term neglect 
of the agrarian developments in the sierra resulted in a relative redis-
tribution of the country's population. 
This section is divided on the basis of the various economic models 
as they must be seen as both the expression and the agents of the most 
structural forces in the overall developments in the economy, migration 
and urban growth. 
3.3.1 The export led growth model in an open market economy 
After independence from Spain, economic developments and politics 
were guided by the elite like in many other Latin American countries. 
The Peruvian elite was dominated by large landowners originating from 
the northern coastal areas and the mine owners in the central highlands. 
To a large degree, this elite was separated in outlook and conduct from 
their southern counterparts. There an elite developed on the basis of a 
wool export economy with a commercial character that differed in 
nature and dynamics differed from the large scale and productive export 
oriented mining and agricultural developments in the northern and 
central parts of the country (Caravedo, 1979, p. 113; Gootenberg, 1988; 
see also Chapter 4). 
From the 1870s, the northern landowners were involved in agricul-
tural production for export, especially sugar cane and cotton. The elite 
was also involved in mining in the central parts of the sierra, for 
example around Cerro de Pasco. Their power-base rested upon tradi-
tional labour relations which had crystallised over centuries of colonial 
and decades of republican rule. On the plantations and mining enclaves, 
labour was tied by a complex social system4 (Parry, 1977, pp. 173-191). 
The dramatic War of the Pacific resulted in a bankruptcy of Peru and 
4. In essence the colonial encomienda system of (forced) labour services developed 
via repartmiento, corregimiento and the engrache (from gancho; hook) into debt-
bondage with infinite variations (Parry, 1977, pp. 172-191, Elliot, 1978, pp. 71-74, 
Kruijt and Vellinga, 1977, pp. 93-94). 
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with the post-war Grace Contracts, settlements over previous (foreign) 
debts were reached. In effect, many state assets, for example the Central 
and Southern Railroad, came under British control. Additionally a new 
flow of, especially, British capital entered Peru. The investments made 
were mainly located in mining, textile, oil and rubber production, and 
export agriculture in the central and northern regions. As the foreign 
investors and traders also produced primarily for the international 
market, their interests partially coincided with those of the dominant 
Peruvian elite. For this reason, foreign capital and the northern and 
central Peruvian elite formed an uneasy but pragmatic alliance called the 
Coalition (Bethell et al, 1985, pp. 538). 
This Coalition was not very interested in the creation, development or 
extension of an internal market as their mining enterprises and planta-
tions were export-oriented and therefore mainly determined by interna-
tional price fluctuations and conditions. The Coalition's international 
economic interests mainly determined its relations with the state from 
which it expected advantageous exchange rates, low import tariffs, an 
extension of agrarian credit and other favourable conditions. Increasingly 
controlling the state, the Coalition transformed Peru into an open export 
economy; a characteristic that would last (Thorp and Bertram, 1978). 
Meanwhile the internal conditions started to change. The first to 
experience the emergence of large groups of wage earners were the 
foreign owned sugar estates in the northern part of Peru. Gradually this 
non-traditional labour pattern also spread to the mining enterprises, 
cotton plantations and other economic activities5. Because of the growth 
of free wage labour, the internal demand started to increase slowly. 
Responding to this very limited growth of the internal market were 
national, but also immigrated entrepreneurs of English, German and 
Italian origin (Dore, 1991, p. 161). During the 1910s and early 1920s, 
Lima witnessed the first establishment of some manufacturai firms 
targeting this limited internal market. These manufacturers were inter-
ested in a state that protected the internal market and infant industries 
from international competition. Consequently, import barriers and all 
kinds of stimulating (tax) incentives were desired. 
However, those engaged in industrial production did not yet comprise 
a strong nor a specific class; they were few in number, chiefly recent 
5. The gradual character has to be stressed. Even today, for example, subsistence 
agricultural activities are prominently present in many parls of the country (Slater, 
1989, pp. 116-128). 
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foreign immigrants and/or prominent exporters. Until the 1940s this led 
to the state putting an emphasis on promoting mineral exploitation and 
the extremely profitable agricultural exports (Slater, 1989, p. 65; Thorp, 
1991, p. 17). 
Population growth and urbanization became two relatively new phenom-
ena in Peru. After almost zero growth during the late 1800s and early 
1900s, Peru's population growth started to pick up in the 1920s. It was 
concluded that 'From 1876 [the year of the first national census, dv] to 
the first decade of the present century, the impression is one of virtually 
imperceptible population growth' (Hunt, 1977, p. 2). 
From the early 1920s, migration grew as a result of the growing 
demographic pressure and gradual dissolution of the controlled labour 
relations. Increasing numbers of campesinos (small-sized farmers or 
peasants) fled from the backward conditions of the countryside towards 
the cities where they expected more possibilities: better wages, and 
adequate education and health-care. 
The migrants headed for the departmental capitals, but mostly those 
in the coastal area and especially for Lima. Although the national capital 
had always attracted immigrants, after the 1920s their numbers increased 
drastically. By 1940, 33% of Lima's population had been born else-
where (Slater, 1972, p. 137). Migrants from the southern departments 
formed an important part of all migrants to Lima, and in 1940, around 
34,000 persons born in one of the departments of the south were living 
there (Leyton Muñoz, 1985, p. 40). 
3.3.2 Import substitutionary industry versus export-led growth 
Before the 1930s, export-led growth was considered the only route 
towards economic expansion. However, this began to change when in 
the larger Latin American nations the import substitution industrial (ISI) 
growth model was embraced as a new road to economic expansion (see 
also Chapter 2). 
In the early 1940s Peru also took its first steps in this direction, 
industrialists and the urban middle class being the main promoters of 
this alternative. But no 'breakthrough'6 was reached as the highly 
6. Various manoeuvres contributed to this, such as falsification of electoral returns, 
and outlawing the main progressive parly, the Alianza Popular Revolucionaria 
Americana (Revolutionary Popular Alliance of America, APRA; 1931-1945 and 
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traditional and conservative landed elite, for example the 'cotton and 
sugar barons' supported the military junta of General Odn'a, remained in 
power from 1948 to 1956 (Gómez Peralta, 1990, p. 71). Consequently, 
Peru remained focused on the primary sectors; export agriculture (cot-
ton), mining (copper) and oil. As conditions tended to be advantageous 
for export, there was a primary export boom which lasted two decades 
(Thorp, 199-1, p. 10). 
In the second half of the 1950s, the profitability of agricultural 
export products decreased along with other conditions and this stimu-
lated a review of the economic strategies of both the elite and the state. 
In 1959, the Industrial Promotion Law was introduced, on the one hand 
stimulating the foundation of new industrial businesses, while on the 
other hand, tariff barriers were installed to protect the emerging indus-
tries producing consumer goods. Foreign investors, now mainly Ameri-
cans, anticipated the advantageous climate for manufacturing created by 
the government and began to produce both for export and the (still 
slowly) growing internal market. 
The reorientation of investments was most clearly reflected in the 
changes in components of the real Gross Domestic Product (GDP) from 
1950 to 1968. In this period, the agricultural share of GDP decreased 
from 24% to 14%, while the manufacturing sector increased from 19% 
to 25% (INE(a), 1989, p. 93). It was during this period, that Lima made 
the 'great somersault' which firmly established the industrial primacy of 
the capital (Althaus Guarderas, 1987, p. 129). For example, in 1956 
there were 262 textile factories registered in Peru. They employed nearly 
24,000 people and constituted one of the larger industrial sectors, 233 of 
these factories, employing three-quarters of the workers in this sector, 
were located in the capital (Lloyd, 1980, p. 26). 
Following, as well as causing, the changes in economic structure, 
direct foreign investment shifted partly away from export oriented 
investments in mining and agriculture to industrial production in the 
cities. In the process, the strength of the Coalition was progressively 
undermined in favour of the industrialists as (foreign) investors changed 
sides (Dore, 1991, p. 163). 
The benefits of economic growth and development had always been 
unevenly distributed among the population7. Attempts to bring about a 
1948-1956, Smith, 1992, p. 522). 
7. Peru had, and has, one of the most skewed income distributions in the world 
(Webb, 1963; Amat y León et al., 1981). 
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(gradual) change in this pattern failed as progressive political forces 
were unable to establish a powerful and united front. During the 1950s 
and 1960s, the growing political tension8 in Peruvian society was 
mainly reflected in increasing competition between views of the indus-
trialists and those of a part of the Coalition: the large landowners. 
The competition focussed on the proposals for agrarian reform. Since 
the beginning of the 1960s9, reform of the unequal distribution of land 
had been high on the political agenda of the industrialists. Agrarian 
reforms would result in a more rapid erosion of pre-capitalist social 
relations and, at the same time, disempower the traditionally dominant 
classes. This would not only stimulate the domestic market but finally 
establish the industrialists control over the state. 
The conflict, which would last for another decade, was not without 
wider economic repercussions and implications. During the late 1950s 
and 1960s, the export industries, mainly concentrated in mining, oil, 
fishing and agriculture enclaves, suffered from under-investment. For 
example, transformation from the inefficient and costly underground 
mining in Cerro de Pasco towards more efficient open pit mining was 
delayed. The oilfields were virtually dried up and no new fields were 
taken into exploitation. Fishing of anchovies had reached a biological 
limit without appropriate measures to secure future harvesting. In 
existing sectors of export based agriculture, de-capitalization had taken 
place as agrarian reforms were anticipated. Besides, the establishment of 
new agricultural land would involve huge irrigation projects: a new 
scale, both in terms of complexity and investment. The situation was 
referred by Thorp as an 'export supply crisis of dramatic proportions' 
(Thorp, 1991, p. 19). It was accompanied by unfavourable developments 
in the export climate for agricultural products. The limited new invest-
ments that were made, were almost completely foreign controlled and 
tied up in a limited number of enclaves. New ventures, especially the 
copper mine in Toquepala with its large export earning, obscured the 
negative economic trends in most other sectors (Bertram and Thorp, 
1978, p. 267). 
Especially between 1960 and 1970, the wide socio-economic gap 
8. Illustrating this were the pre-emptive coup (1961) by the Army (annulling the 
'unfavourable' results of elections of the previous month) and the appointment of 
Belaunde (1963) as president, despite the fact that his party held a minority in the 
Chamber of Deputies (Smith, 1992, p. 522). 
9. The first limited reforms took place between 1962 and 1964 (Slater, 1989, p. 
123). 
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between rural and coastal urban areas10 led to large scale migration 
(see below) that completely outpaced the creation of new urban employ-
ment opportunities. As a result, the growing number of urban problems 
once again urged the wider application of some industrially biased 
growth model. However, towards the end of the 1960s, industrial growth 
ran out of steam and badly needed new impetus as new investments 
were scarce and internal demand rose too slowly. Internal conflicts 
increased" and international demand decreased, and the export led 
economy collapsed at the end of the 1960s. 
Until that time, the army had been an effective instrument for the 
elite to maintain order and control, necessary for the smooth functioning 
of their economic model of export-led growth. Parts of the military, 
however, became increasingly enchanted with the view of ISI-model 
(Dore, 1991, p. 163). When the deficiencies of the conventional econ-
omic model became so clear the progressive elements of the military 
took over, the famous 'lost page' being only an occasion (Ugarteche, 
1986, p. 204). 
Between 1940 and 1967, the natural population growth rate almost 
doubled: from 1.6% to 3.0% per annum12. But besides the growing 
population, internal migration became one of the most important forces 
in the change of the population distribution. Whereas in 1940 only 11% 
of the total population had migrated, by 1972 this had risen to 26% 
(Amat y León et al., 1987, p. 61). 
The economic gap between rural areas and the coastal cities, 
described above, increased. This situation was aggravated by disastrous 
droughts in the sierra between 1955 and 1957. For the period between 
1950 and 1966, Webb estimated that the average annual increase in real 
income for all Peru amounted 2.1%, whereas for the campesinos in the 
sierra it was close to zero (Figueroa citing Webb, 1989, p. 17). Unlike 
10. For example, in income: 'People leaving the countryside to take up semi-skilled 
employment in Lima could, on the average, triple their monthly income. Salary 
earners could quadruple their previous income, and professionals or technicians 
could earn six times as much. Higher pay offset the risk of unemployment' (De 
Soto, 1989, p. 9). 
11. Due to problems in re-financing the state debt, a fiscal stabilisation program was 
to be introduced. This was especially negative for the import substitution industry as 
the currency was to be further devalued (Ugarteche, 1986, p. 207). 
12. The average annual growth between 1940 and 1944 1.57% and 2.96% from 1962 
to 1967, 2.96% (Slater, 1989, p. 124). 
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the industrial developments in the coastal cities and the developments in 
mining and agricultural export enclaves, the small scale, non-export 
oriented agrarian sector experienced no incentives towards growth. 
Certainly from 1950 onwards, state policy favoured the maintenance of 
urban consumption over the internal agricultural production, a tendency 
that would continue in the following decades (Pinzas García, 1981, p. 
35; Richardson, 1984, p. 124). 
Table 3.1 Total population and population distribution (in %) over natural regions, 
cities (population of 20,000 or more) and Lima (as % of the total population of all 
cities with 20,000 or more people) 
1940 1961 1972 1981 1989 
Total Peru 
Costa 
Sierra 
Selva 
Cities 
Lima 
6,207,967 
28.3 
65.0 
6.7 
17.2 
57.4 
9,906,746 
39.0 
52.3 
8.7 
28.4 
62.1 
13,538,208 
46.1 
44.0 
9.9 
40.7 
59.0 
17,031,221 
50.0 
39.4 
10.6 
47.3 
55.1 
21.791.5C 
52.5 
36.2 
11.3 
53.2 
53.8 
Sources: Maletta and Bardales, Vol. I n.y., pp. 29-74; Amat y León et al., 1987, p. 
59; Slater, 1989, p. 104; INE(a), 1989, p. 4. INE(b), 1989, pp. 69-70. 
Migration towards the coastal cities increased considerably as a result of 
these negative developments in the rural parts of the country. The 
change in geographical distribution of the population over the natural 
regions and cities of the country is demonstrated in Table 3.1. 
The largest part of the growing urban population of Peru became 
situated in cities like Lima, Arequipa, Trujillo, Chiclayo and Chimbóte. 
For example, it was estimated that between 1940 and 1960, natural 
increase accounted for almost half of Lima's population growth, while 
more than half was caused by internal migration. In the period from 
1940 until 1945 about 20,000 people annually arrived in the capital. 
Between 1956 and 1960, when the droughts afflicted the sierra, this rose 
to well over 50,000 annually (Lloyd, 1980, p. 33). Migration from the 
southern departments to Lima also rose. In 1972, more than 156,000 
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people had chosen this city over the department of their birth (Leyton 
Muñoz, 1985, p. 45). 
3.3.3 The cooperative model 
The military coup of 1968 brought the 'Revolutionary Armed Forces of 
Peru' to power under the leadership of General Velasco Alvarado. It was 
not Peru's first period of autocratic rule but certainly one with long term 
consequences. Especially the changes made in the first five years were 
far reaching. Although export of agricultural products as well as raw 
resources remained one of the pillars of the new economic model, the 
state intervened on all levels especially to establish and support the 
industrial sectors. 
The 'Revolution' as it became known, was conceptualized by the 
military as the modernization of the Peruvian nation. Searching for a 
suitable economic model, the 'Peruvian Revolution' proclaimed to be 
egalitarian, anti-communist and anti-imperialist, all three at the same 
time, which was then called the 'Peruvian way'. Mainly this involved 
the reinforcement of (industrial) production, the introduction of a 
cooperative structure and a reduction of foreign economic influences. In 
order to increase integration within the country, strong links were to be 
established between various economic sectors. 
In the course of time and despite the progress that has been made, 
this self-proclaimed 'Revolution' showed at least three, structurally, 
contradictory elements. 
Firstly, populist rhetoric was one of the most eye-catching character-
istics of the new regime and accompanied the planning and implementa-
tion of various projects over the years. 'Por todo el pueblo del Perú' (for 
all the people of Peru) became a much used phrase. Participation and 
integration were rarely given more than lip-service as decision making, 
planning and control of the country were guided along the lines of a 
military organization, increasing centralisation and boosting bureaucracy. 
This, in turn, lead to fragmentation and incoherence of policy at lower 
levels. At the same time it increasingly frustrated and discouraged 
participation by the population (Kxuijt, 1983, pp. 23; Behnfeld, 1985, p. 
87). 
Secondly, the 'anti-communist' attitude was made clear by nationali-
zations and expropriations immediately followed by the formation of 
national or cooperative firms, both continuing to operate in a market 
economy. This 'experiment' failed, due to a number of imbalances in 
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the transformation process and the subsequent operation of the merged 
organizations. 
The expropriation of non-agricultural firms mainly took place in 
those branches of the economy which had previously been unable to 
attract sufficient private capital. Here, state intervention was in the first 
place meant to increase productivity by the injection of (additional) 
capital. Instead of creating a new, inventive and alternative class of 
(industrial) entrepreneurs, private firms were absorbed into numerous, 
inefficiently managed state organizations with an ever increasing number 
of state-employees, relying on protective measures to diminish internal 
and external competition. 
In 1969, reforms in land ownership used expropriation to offer 20% 
of all small farmers new prospects. State investments were allocated to 
these, mostly, former export agricultural enclaves. Additionally, a 
number of enormous (coastal) irrigation projects were initiated, mainly 
financed by foreign capital13 and largely depending on foreign expert-
ise. Most new investments in agriculture were either concentrated in 
these irrigation projects or in the larger agrarian cooperations. Hence, 
the large majority of the small scale farmers stayed unsupported. The 
failure to reduce existing disproportions in ownership for this group and 
to provide them with the most elementary needs, for example, gave 
extra fuel a radicalization of extreme left movements proclaiming to 
pursue just these specific targets (Strong, 1991; Custers, 1994, pp. 143-
169). 
A third contradictory element of the 'Revolution' was its stated 'anti-
imperialism' which turned out an empty shell. It was soon recognized by 
the Military that their modernization plans could not be carried out 
without the help of foreign expertise and, especially, foreign capital14. 
For this reason, the regime operated ambiguously in the international 
money and banking scene. Despite the widely acclaimed 'nationali-
zation' of properties and industries owned by foreign firms, these ended 
up being almost completely financially compensated in the Greene 
Agreements of 1974. By and large, the international companies were 
satisfied with the compensation offered (Dore, 1991, p. 167). The 
expropriation of most of these, partly de-capitalized foreign firms, in 
13. Of all investments made in the agricultural sector a large majority was com-
mitted to three large scale irrigation projects (Ugarteche, 1986, p. 235). 
14. From 1969 to 1980, external credit accounted for 42% of the public investments 
(Slater, 1989, p. 188). 
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reality proved to be an obligatory buy-out by the state. With many non-
nationalized foreign companies specific agreements were made. For 
example, the Southern Peru Copper Cooperation (SPCC), was allowed to 
continue its mining activities under advantageous conditions (Dore, 
1991, pp. 168-178). 
Together, the contradictionary elements of the 'Revolution' provided 
insurmountable difficulties. New state investments were too ambitious 
and, as far as projects were completed, only created new (mostly 
coastal) enclaves in a country already characterized by 'export enclaves' 
(see above and also Chapter 4). The economic crisis at the end of the 
1960s, that had prompted the military coup, was only temporary solved 
by increasing both foreign lending and state investment in the (previous-
ly) private sector. When these investments did not fulfil their expecta-
tions, an economic crisis of which the contours had already been visible 
in 1968, re-emerged. 
This was one of the factors that caused a split of the military leader-
ship and General Velasco Alvarado was replaced by General Morales 
Bermúdez in 1975. The new military leadership scaled down the rhet-
oric, the nationalization of property, promised a return to democracy and 
took various additional measures, but could not prevent the collapse of 
the Peruvian economy in 1978. 
By the 1970s, more than 50% of Peru's population lived in urban 
centres larger than 20,000 inhabitants (see Table 3.1). Urban growth was 
from now on primary a result of the natural population growth in the 
cities (Jülich, 1978, pp. 258-266). This does not mean that the flow of 
migrants had slowed but its relative importance decreased. Due to the 
neglect of the economy of the rural parts of the country, especially the 
sierra, migration continued (Thorp and Bertram, 1978, p. 307). 
A surprise from the 1981 census was the information that the annual 
growth rate of Lima had decreased since 1972 (Harris, 1984, p. 126). 
However, in absolute numbers the population growth was still far in 
excess of both the allocated financial capabilities and of governments' 
optimistic expectations. Official unemployment and underemployment 
rose from 5% and 34% respectively in 1972, to 8% and 47% in 1978 
(Fitzgerald, 1979, p. 139). Lima stayed the primate city of Peru as it 
was more than ten times larger than the second largest city (Arequipa) 
and 13 times larger than the third largest (Trujillo). This gave Peru one 
of the world's most extreme distributions in city size (Harris, 1984, p. 
123, see also Table 3.4). 
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3.3.4 The return to a free market economy 
The debts run up by the state mining sector, along with borrowing for 
oil imports, agricultural infrastructure and defense expenditure, became a 
millstone around Peru's neck. The unmanageable foreign debt, fiscal 
imbalances and inflation, finally resulted in intervention by the Interna-
tional Monetary Fund (IMF) in 1978. The IMF prescribed a 'structural 
adjustment' policy to correct the economic imbalances. The partial 
elimination of price controls, as well as subsidies for food, transport and 
energy, instead of reducing, triggered off yet higher inflation. 
In 1979 a new Constitution created a system of autonomous regional 
and municipal governments with greater responsibilities. It was prepared 
in a period of great unrest with massive strikes and demonstrations 
participated in by regional based popular movements (Schmidt, 1991, p. 
213). Besides this, 1979 marked the beginning of a period of continued 
economic crisis and a drift, in various stages, towards privatization15 
and a free market economy. 
In 1980, the (second) Belaunde government returned to export-led 
growth together with a 'neo-liberal' policy. It also attempted to revitalize 
Peru's traditional socio-economic structures and class alliances but the 
internal social context of Peru had been changed. 
International prices of raw materials dropped, especially those of 
copper which represented around 40% of the Peruvian export earnings 
(Table 3.2). 
Table 3.2 Annual index of free market price of copper (1980=100)* 
1980 1981 1982 1983 1984 1985 1986 1987 1988 1989 1990 
100 80.2 68.1 73.3 63.4 65.2 63.2 82.0 119.6 131.0 122.4 
* 1980: US $2,173 per Metric Ton 
Source: U.N., 1991. 
15. 'Privatization refers to the divestiture of governmental responsibility for func-
tions either by transferring them to voluntary organizations or by allowing them to 
be performed by private enterprises' (Schmidt, 1991, p. 194). 
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In addition, the national industry was increasingly damaged by an import 
liberalisation experiment and a decrease in internal demand. As a result, 
foreign and national investors quickly became less interested in new 
undertakings. In 1982, the net inflow of foreign capital was 
predominately spent on large scale hydro-electric power projects (see 
Chapter 4). The underdevelopment of large parts of the countryside, 
which had been neglected for so long, once again became obvious. The 
left-wing movement Sendero Luminoso (Shining Path) started armed 
resistance and the suppression of these guerrilleros (guerrillas) boosted 
defense expenditure16. 
The decentralization of national government functions progressed 
slowly. In 1983, with new municipal elections, in which Belaunde's 
party suffered defeat, and later with the approval of the Regionalization 
Plan of 1984, 'a not unimportant role was allotted to municipal govern-
ments' (Slater, 1989, p. 189-209). But the tendency towards 
decentralisation proved too little to establish strong incentives from these 
levels of government. 
By 1985, the national situation had barely improved. It is question-
able if any prescription would have worked within five years, given the 
circumstances: hesitant (national and foreign) private investors, the 
international banking crisis coupled with the debt position acquired 
during the Velasco and Morales era, increased military spending and the 
heritage of many inefficient and unfinished investment projects in 
agriculture, mining and industry. Wages rose, but far less than prices: 
indices of the average household real incomes fell from 100 in 1980, to 
76.1 by 1983 (Andean Group Report, 1985, p. 168). Despite a modest 
recovery, in 1984 and 1985, the GDP per capita was still less than it had 
been in the early 1970s (Smith, 1992, p. 525). Urban growth continued 
(see Table 3.1). 
In 1985, Belaunde's government was succeeded by that of Garcia 
Perez. His 'heterodox' economic model aimed simultaneously a stabiliz-
ation and reactivation of the economy. Among other changes, this policy 
put an upper limit of 10% on the amount of export earnings to be used 
for the service of external debt and also reduced state investments in 
some large-scale projects (see Chapter 4). In the short term, the econ-
omic policies succeeded and the real GDP grew by 7.3% in 1986 and 
5.1% in 1987 (Smith, 1992, p. 525). 
16. A short border dispute with Ecuador also contributed to the defense spending in 
the early 1980s. 
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In regionalization and decentralization of central state power import-
ant new steps were made. One of these was the introduction of the 
'Promoción Municipal' (Tax for Municipal Support), in effect an extra 
1% put on the Value Added Tax, made available to all the provincial 
municipalities of Peru. For example, this meant that in Lima, the mu-
nicipal budget per inhabitant rose from 400 (in terms of 1975 currency) 
in 1984, to 740 in 1986 (Pease Garcia, 1988, p. 55 and 62). Also, the 
previously formed regional planning organisations received more direct 
power in guiding regional development. 
In mid-1987, national economic growth collapsed, as monetary 
expansion had proved to be the motor of the temporary boom. The 
budget deficit grew to 5.5% of the GNP, while the external deficit had 
reached 2% in 1987 (Glewwe, 1990, p. 12). The government's unwill-
ingness to carry out structural economic adjustments and its dramatic 
attempt to nationalize the country's financial system, increased uncer-
tainty and speculation. The paquetazos (policy packages17), took the 
'fine-tuning' of the economy to an extreme but they were not preceded 
by structural adjustments. This only deepened the crisis. For inflation or 
the rise in consumer-price index, the figures are indisputably disastrous 
(Table 3.3). 
Table 3.3 Peruvian consumer price index* from 1985 to 1992 
1985 
100 
0.1 
1986 
178 
1987 
331 
1988 
2,536 
1989 
88,722 
88.722 
1990 
6,727 
1991 
34,274 
1992 
59,476 
* Because of the large annual figures a double scale was introduced: 1985=100 and 
1985=0.1 
Source: IMF, 1992, p. 109. 
Skewness in income was still one of the major economic and social 
features of Peru. The 6% of the population with the highest incomes, 
some 334,000 households, were still receiving 32% of all income, while 
17. For example, these policy packages increased prices charged by public sector 
enterprises, raised the controlled prices of fuel and foodstuffs, elevated taxes and 
corrected exchange-rates. 
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60% had to be satisfied with 24% of the total income (in 1985). This 
inequality was repeated in the various segments of the economy. The 
35% of the Economicaly Active Population (EAP) engaged in agricul­
ture received only 9% of national income (1988), making it the least 
favoured part of the EAP (INE(a), 1989, pp. 78-79). 
Table 3.4 Population and growth-rate of 10 largest cities in Peru from 1940 to 1981 
Population Growth Rate (% per annum) 
City 1990 (Ό00) 1940-61 1961-72 1972-81 1981-90 
Lima* 
Arequipa" 
Trujillo' 
Chiclayo' 
Piura" 
Chimbóte" 
Cuzco" 
Iquitos"" 
Huancayo" 
Sullana' 
6,404.5 
634,5 
532.0 
426.3 
324.5 
296.6 
275.0 
269.5 
207.6 
154.8 
5.0 
3.2 
5.0 
5.4 
4.6 
13.4 
3.3 
2.9 
4.2 
n.a. 
5.4 
6.1 
8.3 
6.4 
5.2 
9.4 
3.9 
6.1 
6.4 
4.5 
3.8 
4.3 
4.4 
4.6 
4.4 
3.4 
4.2 
5.2 
3.0 
3.4 
3.1 
3.5 
4.3 
4.2 
4.8 
1.7 
4.0 
4.1 
2.1 
3.3 
Note: ""coastal cities, **sierra cities and ***selva city. 
Sources: For 1990 population figures and (recounted) growth rates for period 1981-
1990, INE(b), 1989, p. 69,; for growth rates other periods, Richardson, 1984, p. 126. 
In the first half of 1990, chaos in Peru intensified as presidential elec-
tions were held amidst intense, and almost daily guerrilla attacks, 
decreasing real incomes and general strikes. Agronomist Alberto Fujimo-
ri Fujimori won the elections from the writer Mario Vargas Llosa with a 
campaign based on promising 'no shocks'. Fujimori soon discovered this 
was impossible in the Peruvian economic reality of run-away inflation. 
New (foreign) loans to prop up the Peruvian economy were only to be 
provided if the government followed another 'structural adjustment' 
program. On the 8th of August, ten days after his inauguration, he 
launched major structural reforms, a step that was welcomed and 
encouraged by the international financial community. It meant a serious 
reduction in government spending, a large currency devaluation and a 
resumption of debt servicing. Next to new loans, the privatization of 
(highly inefficient) state enterprises was expected to bring sufficient 
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resources to revive the economy. Inflation dropped to about 57% in 
1992, and the GDP began to grow, though it lagged behind population 
growth in 1991 and 1992 (LAWR, 1992, p. 345). 
Lima remained by far the main urban agglomeration, or to put it differ-
ently: in 1990, the ten next largest cities in Peru had only 51.1 % of 
Lima's population (Table 3.4). 
The most important and most dynamic parts of the Peruvian economy 
were concentrated in the capital, stressing its extreme primacy. Of the 
total GNP no less than 46.5% was generated in this city alone (in 1987, 
INE(a), 1990, p. 110). In 1990, the population of Lima was estimated to 
amount about 6.4 million, and besides natural growth, migration con-
tinued to add 340 people a day (Calvo Ospina and Declercq, 1993, p. 
16). 
3.4 Summary and conclusions 
Since 1900 and in spite of the 'experimental' use and application of 
various economic models, the Peruvian modernization was characterized 
by duality, contradictions and crises. Neither the export led growth 
model, the import substitutionary model, the intervening centralist state 
opting for a mixed economy, nor the gradual and hesitant return to 
economic orthodoxy and privatization, resulted in a balanced route 
towards increased integration and development. Over the whole period 
from 1900 to 1992 Peru stayed heavily dependent on the export of raw 
materials as the main source of foreign income. The growth of the 
(limited) internal consumer market stagnated for many years after the 
economy's collapse in 1978. 
The largest part of the Peruvian population was excluded from the 
process of modernization that had taken place since the 1900s, creating 
an ever increasing gap between the reality of everyday life and the 
formal democratic model of the national state. This gap was, certainly 
during the 1980s, filled by the upsurge of extreme political movements, 
on the countryside as well as in the cities, and the emergence of a large 
urban informal sector, both developing and growing outside the control 
of the state. 
During the period discussed, a real revolution took place: urbaniz-
ation together with a geographical redistribution of the population. The 
sierra no longer offered a home and agricultural employment to the 
main part of the population. Now the larger cities situated in the coastal 
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desert lowlands accommodated nearly half of Peru's inhabitants, many 
of them employed in the informal sector. During this period, Lima 
became an extreme primate city, although the cities like Arequipa, 
Trujillo, Chimbóte also gained increasingly in population. 
In was in the larger cities, that all kind of problems became articu-
lated, housing being just one of them. 
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Chapter 4 
AREQUIPA: A COMMERCIAL-ADMINISTRATIVE CENTRE 
WITH A RAPIDLY EXPANDING PERIPHERY 
by Damiaan Vreman 
4.1 Introduction 
In the previous Chapter we discussed national developments, emphasiz-
ing the urbanization and changes in economic conditions. In this chapter, 
the city of Arequipa' is discussed in the context of the main regional 
and departmental processes that influenced developments in the city. In 
the next chapter, specific characteristics of the rental houses and the 
inner city are discussed. 
Presently, Arequipa is the second largest city of Peru, and is the most 
important commercial centre in the south. The rise to this position, the 
foundations of which were laid in the late nineteenth century, induced a 
large number of changes in the city. Therefore, the central question of 
this chapter is: how did Arequipa develop, in functional terms and 
population figures, and how was this reflected in the housing situation 
and spatial growth? 
The structure of the Chapter is as follows. We start with a short 
introduction on Arequipa's region of influence in section 4.2. The next 
section, 4.3, is divided into three parts. Firstly, Arequipa's development 
from a small commercial administrative centre into the largest commer-
cial centre of the south is discussed, followed by the population growth 
of the city until 1955. The crisis period from 1955 to 1960 is used to 
divide the section as in that period the city was considered to be at a 
'crossroad in economic development' (Carpio Muñoz, 1990, p. 615). 
Secondly, the attempts from 1960 onwards, to transform Arequipa into 
the industrial centre of the south are examined, along with the popula-
tion development in the city. Thirdly, the section ends with an overview 
of the present occupations of Arequipeans as an expression of the 
1. Unless otherwise stated, we use Arequipa when referring to urban agglomeration 
of Greater Arequipa (10 districts) or the Spanish equivalent: Arequipa Metropolitana. 
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Figure 4.1 Southern Peru and the natural regions (Source: Atlas del Perú, 1969) 
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Figure 4.2: Southern Peru and main towns, roads, and development projects (Source: 
Atlas del Perú, 1969) 
unbalance between population growth and economic developments. 
Section 4.4 focuses upon the developments in the provision low income 
housing over the years and its various types. The section is concluded 
with an overview of the rapid spatial expansion of Arequipa. A sum-
mary and our conclusions end the chapter. 
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4.2 Arequipa's sphere of influence 
Arequipa's hinterland, comprising the departments of the south, is 
dispersed over the three natural regions (Figure 4.1). As the selva is 
(and was) of little importance to the developments in the city, we limit 
ourselves to a discussion of the conditions in the costa and sierra. 
The most important cuencas (river valleys) of the costa, Majes, 
Tambo, Ocoña and Quilca, are all situated in the department of Are-
quipa. These rivers rise in the Andes and find their way across the arid 
costa before discharging into the Pacific Ocean. Most villages and ports 
along the coast are located at the mouths of these rivers. 
The sierra or mountains, alpine plains and valleys of the Andes 
constitute the largest part of Arequipa's hinterland. The drying combina-
tion of freezing winds and infrequent rainfall and a very high evapor-
ation rate during the day, make irrigation a necessity for crop cultiva-
tion. However, natural pasture lands make up the largest part of the 
agricultural areas in the hinterland. For example, in the department of 
Arequipa, these semi-arid natural pasture lands account for more than 
90% of the agricultural area, some l,400,000ha. Less than 10% of the 
total agricultural area, or 88,OOOha is cultivated, of which one third is 
located in the Chili basin (Gallard and Valuer, 1988, p. 64). 
The Chili basin, an crescent shaped valley at between 2,100m and 
2,600m of altitude is dependant on the water of several rivers. The Chili 
River and the Socabaya River are the most important, both fed by the 
snow capped mountains in the surrounding which are around 5,000m 
high. In this valley the city of Arequipa is situated2. Agricultural areas 
surround the built-up area. 95% of the limited rainfall, around 70 mm 
per year, is concentrated between December and March with the result 
that irrigation is virtually essential for crop growing (Holmes, 1971). 
Until the 1940s three districts, Arequipa, Miraflores and Yanahuara, 
formed the urban area. From 1961, the conglomeration of the urban 
population within 10 districts was commonly referred to as Arequipa 
Metropolitana (Greater Arequipa; ONPU, 1961, p. 21). 
With 634,500 inhabitants, Arequipa is by far the most populous city 
2. Greater Arequipa, comprising 10 of the total 26 districts of the province of 
Arequipa, is located in the sierra (INE, 1989, p. 18). Depending on the source, 
however, Arequipa is sometimes regarded as a coastal city (For example Smith, 
1993, p. 525). For more detailed geographical information on Arequipa see section 
4.4. 
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of the southern departments*. Within the department of Arequipa, the 
second largest city is the port of Moliendo with some 27,900 inhabitants 
(estimations from 1990, ΓΝΕΙ, 1990, p. 27). 
4.3 Economic developments and population growth in Arequipa 
From the 1830s, a commercial economy, based on wool, developed in 
southern Peru. Despite this early start, its main consolidation period was 
after the 1870s. In the export sector Arequipa became the most import­
ant trade centre. After the early 1930s, when the commercial comple­
mentary relations started to disintegrate, the city went into an economic 
decline. When earthquakes hit Arequipa in 1958 and 1960 and its 
previously economic relations with the rest of the southern region 
loosened up further, the city urgently needed a restructuring of its 
economic base. 
The restructering was also needed as a result of the rapid population 
growth. Data concerning population growth of the city is scarce and 
allows only a general overview of the main features of the growth 
process, which was primarily influenced by migration. For migration, 
data on the province of Arequipa has to be used, more detailed are 
unavailable. Besides this, virtually all of the figures used originate from 
the national censuses and are therefore cumulative and based on the area 
of birth4. In the next two subsections general historical outlines of the 
economic developments and urban population growth are given. 
4.3.1 The Southern Region and Arequipa before 1955 
The export economy of the south was based in a region often described 
as a funnel. The sierra areas of the departments of Arequipa, Puno and 
to a lesser extent Cuzco, form an extraction area while the city of Are­
quipa functioned as the accumulation point for the production and 
Moliendo formed its exit for export. Wool production generated a 
hierarchically organised network of literally thousands of farmers, com­
mercial agents, urban wholesalers, retailers and various other types of 
traders throughout southern Peru. Most exports were to Great Britain, 
3. The second largest city of the south is Puno, the capital of the department of the 
same name with an estimated population of 99,600 in 1990 (INE(c), 1989, p. 69). 
4. This implies that re-migration to the department of birth and also stage-migration 
over two or more departments remains hidden in the figures, besides the cumulative 
character hampers an exact calculation of migrator flows per period. 
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Liverpool in particular. After growing slowly, and interrupted by various 
factors, amongst them the War of the Pacific5, the regional export based 
economy was at the height of its existence between 1895 and 1914 
(Burga and Reategui, 1981, p. 123). 
In the sierra high grade wool from cameloids (alpacas and llamas) 
had been produced by Indian herdsmen and communities since ancient 
times. Lower quality sheep's wool became the main product of the 
haciendas of the south. These two modes of production were inter-
connected as, for example, the traditional labour system on the haci-
endas included grazing rights within the haciendas6 for the Indian 
herds. After the 1880s, available pasture land had to be divided between 
the two modes of production as modernization of the haciendas7 
included fencing and consequently excluded Indians and their herds 
(Burga and Flores Galindo, 1987, pp. 109-124). 
Crop cultivation in the sierra was little developed as most activities 
rarely exceeded subsistence levels. The Chili Basin and the other 
cuencas served mainly to nourish the urban population of Arequipa and 
to provide raw resource, like hides, for small scale production, starting 
around 1880 (Carpio Muñoz, 1990, p. 81). In the cuencas, a switch 
occurred from grapes and wine to sugarcane production, mainly due to 
national (northern) competition. Resulting from the war with Chile, 
commercial agriculture in the cuencas of the departments of Tacna and 
Moquegua turned towards Arequipa's consumer market as it was cut off 
from its prime market in Northern Chile. 
Previously a small and administrative centre located on the margin of 
one of the main colonial economic regions between Cuzco and Potosi, 
Arequipa gradually developed into the main commercial and trade centre 
of the south. Here all main roads and trails from the sierra coincided, 
wool was washed, trade was organised and loans supplied to inland 
producers. Reaching Cuzco in 19088, the Southern Railway was the 
backbone of the regional export based economy as it connected Are-
quipa with the production areas and the port of Moliendo (see Figure 
5. The Chilean occupation of Arequipa and political and economic troubles follow-
ing the war formed a setback for the regional economy (Bertram and Thorp, 1978, p. 
62). 
6. Large farms or estates. 
7. In the southern region these properties never reached the same magnitude or 
prominence as they did in Central or Northern Peru (Flores Galindo, 1977, p. 145). 
8. Puno and Sicuani marked the end of the rail road from 1873 till 1893 and from 
1893 till 1908, respectively (Carpio Muñoz, 1987, p. 64). 
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4.1). Why not, for example, Moliendo developed into the main centre of 
the south, was due partly to Arequipa's favourable environment. 'The 
Chili River, provides water to wash the wool, while the low humidity 
and sunny weather allow it to dry easily. The coast, though rainless, is 
often fogbound' (Orlove, 1978, p. 46). 
Around the tum of this century, there were some attempts in Arequipa 
to move towards factory based production, in contrast to the prevailing 
production in artesanías (small workshops for artisans). Local entrepre-
neurs produced such consumer goods as leather, soap, chocolate, paste-
ware for the local and regional markets. However, the trade and export 
of wool stayed far more important for the city until long after the 1920s. 
The following quote demonstrates this: 'From 1916 to 1930, of the total 
exports through the port of Moliendo worth US $80 million, wool of 
various kinds accounted for no less than 73%' (Thorp and Bertram, 
1978, p. 62). 
A growing number of wholesale merchants and large land owners, 
who as absentees9 took up professional careers as lawyers, etc., estab-
lished themselves in Arequipa. Between 1880 and 1920 a local urban 
elite, interrelated through marriages and mutual interests, came into 
being. The combination of merchants10 and the heirs of colonial hacen· 
dadosu, together with some local entrepreneurs, largely controlled the 
regional import and export trade. This elite is often referred to as the 
oligarchia (the oligarchy). 
Mainly focusing on trade, they were incapable of effectively introduc-
ing a modernization of the production methods in the sierra. This, not in 
the least place due to the almost exclusive focusing on wool trade 
coupled with the incompatibility of the existing dual structure in produc-
tion: small scale and indigenous production of high quality wool versus 
large scale hacienda based sheep wool production but both depending 
on the limited grazing lands. After an initial increase in size and number 
of haciendas, amongst others, Indian revolts and lower wool prices pre-
vented a further growth of the hacienda system after 1920 (Flores 
Galindo, 1974, p. 142; Thorp and Bertram, 1978, p. 63; Burga and 
9. Landowners not actively engaged with their property that was often run by a 
manager. 
10. Like the merchants houses of the Gibson, Emmel, Forga, Braillard, Ricketts and 
Iriberry and other (Jacobson, 1990). 
11. These landholders, such as Goyeneche, Paz-Soldán, Belaunde, Bustamente, 
Piérola and López de Romana, principally owned estates in the fertile river valleys 
in the Department of Arequipa, like Majes and Tambo (Jacobson, 1990). 
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Flores Galindo, 1987, pp. 109-124; Burga and Manrique, 1990, p. 47). 
By the end of the 1920s, the situation for the sierra region has been 
described as follows: 'there had evolved a three-cornered stalemate; a 
minority of modernizing haciendas; a majority of estates that underwent 
increasing archizatization [to traditional patterns of production, dv] and 
were unable to resist the advance of the 'internal peasant economy' ; and 
a communal· peasantry whose land base now stabilized, but who suffered 
the effects of demographic growth on their shrunken domain' (Jacobson, 
1990, p. 28). With the deepening of this pattern of disintegration in the 
following decades, the city of Arequipa experienced three successive 
changes which further affected its function as the commercial centre of 
the south. 
Firstly, in the second half of the 1930s, especially sheep's wool 
became a sought after commodity by the national woollen textile mills. 
They were predominantly located in Lima but also in the cities of Cuzco 
and Puno. Although this shift in the end market did not change the 
overall structure of production, it led to a reduction in (sheep's) wool as 
a prime export product. Additionally, consumer goods manufactured in 
Lima gradually replaced the imported products, removing an important 
source of profit for the merchant houses of Arequipa. This commercial 
penetration was made possible by road construction in the southern 
region, first of all connecting Lima with Arequipa and replacing the 
previous sea routes. Between 1935 and 1940, more than 40% of Peru-
vian highway construction was in the departments of Cuzco, Puno and 
Arequipa (Caravedo, 1978, p. 26). The developments, a reduction in 
both exports and imports, had considerable negative implications for the 
numerous retailers. Hardly having recovered from earlier international 
fluctuations in export prices from 1919 till 1924 and again from 1930 to 
1934, the number of merchant houses fell. Smaller merchants simply 
went bankrupt while the larger ones were forced to merge to survive 
(Burga and Reategui, 1981, p. 16). 
Secondly, wool exports to Great Britain reduced sharply because of 
the outbreak of World War II. Following the war, growing wool produc-
tion in Australia and the use of artificial fibres prevented a recovery of 
importance (Orlove, 1978, p. 38). The collapse of the regional export 
economy can be illustrated by the relative wool export levels. If 1940 is 
taken as a reference (100%), annual wool export levels in the years from 
1946 until 1949 were 10%, 19%, 16% and 31% respectively (Caravedo, 
1978, p. 29). After the 1950s, the importance of wool-export and 
production decreased further, which can be demonstrated by the decline 
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in live stock in later years. The number of sheep in Cuzco and Puno 
dropped by 54% between 1951 and 198412 (Althaus Guarderas, 1987, 
p. 88). 
Thirdly, the outbreak of World War II provided new opportunities for 
starting industrial businesses. Until then, Arequipa's industrial position 
had developed slowly. For example, in 1940, although they had less 
inhabitants, both Puno and Cuzco had a larger Economic Active Popula-
tion (EAP) in the industrial sector (Althaus Guaderas, 1987, p. 269). In 
Arequipa, local entrepreneurs started to fill in the gap that resulted from 
diminishing imports from Great Britain and the U.S.. Consequently, 
most industrial activities focused on the local consumer market and 
mainly used locally and regionally produced products, like hides, 
woollen fabrics and vegetable oils. The number of manufacturers with 
five or more employees grew from 46 in 1943 to 88 in 1954 (Caravedo, 
1978, p. 106). In 1957, total industrial employment in all industries 
(businesses with five or more employees) in Arequipa amounted 4,456 
(Zaraus Suarez, 1986, p. 34). The three largest companies accounted for 
the majority of Arequipa's industrial production. 
However, during the 1950s, it was Lima that attracted most (new) 
industries. In that city the number of manufacturers grew by 990% 
between 1943 and 1954. As a result the artisania based employment 
was increasingly transferred to factory units, affecting employment 
levels elsewhere in the country. This trend was especially prominent in 
shoe, confectionery, wine and liquor industries (Caravedo, 1978, p. 106 
and p. 115). Industrial development in Arequipa was negatively affected 
by this fierce competition from Lima as the combination of economies 
of scale and generally low transport costs worked to the disadvantage of 
location in Arequipa. In other words, the growing economic linkages 
between the south and the rest of Peru were especially beneficial for 
Lima. 
Despite the economic stagnation in Arequipa for much of the years 
between 1945 and the late 1950s, no supportive measures were taken by 
the national government. Within the department of Arequipa some 
public projects were started, like the irrigation project of La Joya (the 
12. Reduction in the average numbers for the periods 1951-1954 and 1980-1981. 
Between 1972 and 1982, the development of alpaca wool farming positively deviated 
from this overall negative pattern. The drought of 1983 interrupted this development 
and caused a severe decrease in the number of alpacas (Althaus Guaderas, 1987, p. 
98). 
90 
Diamond)13 and the extension of the irrigated areas in the immediate 
vicinity of the city, but these proved too little to stimulate any new 
economic growth. First, it seems, the situation was to become even 
worse. 
4.3.2 Population growth before 1955 
With an average annual population growth rate of 1.6% per year 
between 1876 and 1940, the city of Arequipa grew significantly faster 
than both the province and department of Arequipa. Furthermore, in 
1940 no less than 63% of the provincial population14 and 29% of the 
departmental population was living in the city15. Thus, the city of 
Arequipa played a major role in the demographics of both the province 
and department of Arequipa (Table 4.1). 
Between 1876 and 1917, considerable numbers of inhabitants of the 
city migrated to other parts of the southern region. This was more than 
compensated by immigration from the surrounding countryside to the 
city and the repatriados (repatriates) from the previous Peruvian prov-
inces of Arica and Tarapacá, lost as result of the War of the Pacific 
(Carpio Muñoz, 1987, p. 80 and 144). Between 1917 and 1940, the 
population of the city grew in excess of 3.0% per annum16. Although 
no census or other official figures were available, it can be concluded 
from another source, that the population started to increase especially 
after 1930 (Kaendler, 1935, p. 35). Figures for urban population as 
estimated by Kaendler in 1933 are included in Table 4.1. 
These numbers show an acceleration of urban growth especially 
between 1933 and 1940: to 4.9% annually. Most probably, the net 
migration balance of Arequipa became increasingly positive after 1920, 
when the crisis in the wool production caused farmers to leave the 
countryside. This surplus grew greatly as a result of the 1930 crisis, 
13. La Joya was finally finished in 1961 after receiving injections of capital from the 
Inter American Development Bank (Carpio Muñoz, 1987, p. 393). 
14. We have to use here the census figures of 1961 as reference as those of the 
1950s do not exist. 
15. Figures that, by 1961, had risen to 73% and 42% for the province and depart-
ment respectively. 
16. Rivero presented an annual growth-rate of 3.1% between 1917 and 1940 (Rivero, 
1940, p. 37). Another author presented an urban population of 85,632 in 1940 and 
an annual growth-percentage between 1917 and 1940 of 3.3% (Gutiérrez, 1992, p. 
226). 
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which had a severe impact on the whole southern region. Factors 
influencing the immigration to Arequipa were the limited industrializ-
ation and a number of civil works which were initiated in the period 
between 1933 and 1945 (see also Chapters 5 and 8). High growth rates 
figures were not unusual in Peruvian (coastal) cities during this period. 
Lima experienced a similarly high annual population growth rate of 
4.7% between 1931 and 1940. But Lima's growth had started earlier, as 
it had an annual growth rate of 4.8% between 1920 and 1931 (Hunt, 
1977, p. 38). 
Table 4.1 Selected population figures for Arequipa and growth rates (% per annum) 
for Arequipa and the province and department of Arequipa between 1876 and 1961 
Year 
1862 
1876 
1917 
1933 
1940 
1961 
Total populat 
Arequipa 
total 
27.812 
29,237 
44,209 
58,000 
80.947 
162,960 
ion in 1961: 
Growth rates (% 
Arequipa 
0.4 
1.0 
1.7 
4.9 
3.4 
per annum) 
Province 
1876-1940: 
1.2 
1940-1961: 
2.6 
222,377 
Department 
1876-1940: 
0.8 
1940-1961: 
1.9 
388,881 
Sources: Arequipa (urban pop. in 3 districts) 1862 and 1917, Rivero, 1940, p. 37, 
1876: Gutiérrez, 1992, p. 158, 1933: Kaendlcr, 1935, p. 35, 1940: DNE, Vol. П, 
1943, p. 5 and 8. Figures 1961, INE, 1961 (urban pop. in 10 districts). Figures of 
province and department over the period 1876-1961, Maletta and Bardales, Vol. 1, 
n.y., p. 63. 
For the city of Arequipa, the growth figures of Table 4.1 show an 
interesting feature in two periods, from 1933 to 1940 and from 1940 to 
1961. The high annual growth-rate in the first period, 4.9%, decreased to 
3.4% in the second17. With this, Arequipa's annual population growth 
17. Note that we, as was done in the national census of 1940, did not include the 
population centres over 2,000 inhabitants located outside the three districts of 
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between 1940 and 1961 was the lowest of all other major cities of Peru, 
with the exception of Iquitos and Cuzco (Richardson, 1984, p. 126, see 
also Table 3.4). This must be attributed to the specific migration pattern 
in Arequipa (Table 4.2). 
Table 4.2 Migration for the department of Arequipa and the province of Arequipa 
(cumulative figures) 
inter-departmental migration Migration in the 
in the department of Province of 
Year Arequipa Arequipa 
in out in out 
1940 36,711 41,825 n.a. n.a. 
1961 83,819 102,043 78,685 77,095 
Sources: For 1940: Leyton Muñoz, 1985, p. 40. For 1961, Maletta and Bardales, 
n.y., Vol.1 p. 236. 
In the two decades after 1940, a large number of people left the prov-
ince (and thus the city). They went to all departments of Peru but 
mostly to that of Lima. The total number of inter-departmental migrants 
that left the province of Arequipa can only be roughly estimated18. 
Even if assumed that all inter-departmental migrants that had left the 
department of Arequipa by 1940 originated all from the province of 
Arequipa, the additional number of migrants leaving the province of 
Arequipa between 1940 and 1961 must have been far greater than 
Arequipa, Miraflores and Yanahuara. While excluded in 1940, these are included in 
the figures of 1961, when the urban population of 10 districts was summed. This 
fact means that the annual urban population growth rate was certainly not more than 
the 3.4% presented in Table 4.1. 
18. In 1961, the number of people born in the province of Arequipa but residing in 
another department amounted to 68,534 people, the rest (8,561) moved to other 
provinces of the department of Arequipa (Maletta and Bardales, n.y., Vol.1 p. 236). 
When the intcr-departmental cumulative migration of 1960 for the province of 
Arequipa is reduced by the 1940 figure for the department (68,534 - 41,825) an 
additional number of at least 26,709 inter-departmental migrants must have left the 
province of Arequipa between 1940 and 1961. 
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25,000. 
But the emigration from the province of Arequipa was balanced by 
immigration from surrounding departments and provinces (see table 4.2). 
The majority of the immigrants originated from the departments of Puno 
and Cuzco. Data from the 1961 census gives the following make-up: 
41% from the department of Puno, 21% from other provinces of the 
department of Arequipa and 15% from the department of Cuzco. In 
1961, some 36% of all inhabitants of the province of Arequipa were 
migrants (Chavez O'Brien, 1987, pp. 50-51). 
Thus, the large population growth was not the main result of migra-
tion but a 'switch' that occurred in origins of the urban population. This 
conclusion was also suggested in a study on housing in Arequipa, where 
it is stated that: 
'..the data [of the 1961 census, dv] permits us to suppose that the 
volume of emigration from Arequipa is approximately equal to the 
incoming numbers of migrants, this exchange does not greatly 
affect the growth of the population but undoubtedly does affect 
the economic and social development of the urban conglomeration 
and the department, as the migrants' economic, educational and 
socio-physiological [?, dv] characteristics are secondary to those 
of the natives' (Ministerio de Trabajo, 1966, pp. II-IO). 
As migration grew especially after 1955 (see section 4.3.3), the popula-
tion growth of Arequipa prior to that year had three specific charac-
teristics. In the 1930s, and next to the natural growth, the rapid popula-
tion increase resulted from migration, starting a decade later than in 
Lima. Between 1940 and 1961, the average population growth was less 
than in practically all other major cities in Peru. Particulary between 
1940 and 1955, the immigration did not greatly influence the growth 
figures as it was balanced by emigration. Besides the obvious selective 
character of the immigration, the emigration was also selective in nature 
as it was referred to by Lloyd: 'Arequipa lost its best sons to Lima' 
(Lloyd, 1972, pp. 129). 
4.3.3 Economic developments and population growth in Arequipa after 
1955 
In the second half of the 1950s, the entire southern region experienced a 
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deep crisis. This crisis was created by severe droughts which hit the 
southern sierra between 1955 and 1957. Devastating crop losses and 
related slaughtering of animals caused much rural hardship in the entire 
southern region (Carpio Muñoz, 1990, p. 675). Peasant invasions of 
large properties spread rapidly through the area. A de facto break up of 
many large properties further affected production levels. Landowners 
were often unwilling to enter into open confrontation with the local 
peasantry (Thorp and Bertram, 1978, p. 282)". The crisis situation in 
the south was aggravated by earthquakes in 1958 and 1960, which 
caused considerable damages in the city of Arequipa (see Chapters 5 
and 8). 
The crisis confirmed ideas that, for some, had been clear in the early 
1950s. Local business interests, organized in the Cámara de Comercio 
de Arequipa (Chamber of Commerce of Arequipa), had repeatedly stated 
the need for support in industrializing the city. In their view, Arequipa 
had to undergo fundamental economic restructuring before growth would 
be seen again. It had to become the (agro-) industrial centre of the south 
(Carvedo, 1978, p. 13; Carpio Muñoz, 1987, pp. 354-360). In 1960, the 
need for industrialization was again stressed in the Plan Regional para 
el Desarrollo del Sur (Regional Development Plan of the South). It was 
one of the first of its type in Peru and emphasized the potential role for 
industry in growth (Gierhake, 1987, pp. 5-7). The reasons why this was 
so becomes obvious when the developments in city and its hinterland 
are taken into account. 
In the first place, the urban population started to grow rapidly (see 
Section 4.3.4). This was partly due to an increase in natural growth but 
primarily the result of the large flow of immigrants from the sierra 
where economic conditions (and production) developed unfavourably 
and an alternative to wool production and related trade did not develop. 
Secondly, the departments of Tacna and Moquegua became economi-
cally dominated by the large scale copper mining operations, starting 
19. The conditions of agriculture in the southern sierra continued to deteriorate as 
the long route towards land reforms was embarked upon (see Chapter 3). Between 
1961 and 1972, the GDP of Puno, predominantly from agriculture, decreased with 
35%, a reduction of 43% in the per capita GDP (in currency of 1973: Ortiz, 1986, p. 
46). Despite the agrarian reforms in 1969, agricultural production in Puno would 
continue to decrease in both absolute terms and per capita (Eresue, 1985, p. 49; see 
also, Eguren et al., 1988; Chirif et al., 1990). 
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with the opening of the Toquepala mine in I96020. However, with the 
exception of some minor (temporary) effects on employment the 'encla-
ve' developments did not contribute to sustainable growth in Arequipa. 
Thirdly, besides providing employment for Arequipa's own (new) 
inhabitants, within the national context the necessity for renewed econ-
omic growth in Arequipa was stressed as many of 50,000 migrants that 
'invaded' Lima between 1955 and 1957 originated from the south and 
Arequipa. In the long term, this flow could be reduced by creating more 
and better and economic prospects both in the total south and in Are-
quipa. 
Concluding, in the late 1950s the population growth, the gradual 
decoupling and growing isolation from developments in the rest of the 
south and its potential role as an alternative growth centre to Lima, 
added to the view that industrialization of the city of Arequipa was con-
sidered the most important solution to establish new economic growth. 
But until the 1960s, this view was mainly advocated by the regional 
forces, receiving hardly any positive response from the national govern-
ment. 
Restructuring through the direct promotion of industry 
Only in the late 1950s, was the regional urge of industrialization heard 
as it also coincided with national initiatives (Chapter 3). But contrary to 
similar laws in other countries of Latin America, the Peruvian Industrial 
Promotion Act of 1959 was exceptional in its generosity and lack of 
selectivity. It offered the same (tax) benefits to all sectors, including 
already established firms, in the entire country (Thorp and Bertram, 
1978, p. 265). Due to this fact, the law stimulated the establishment of 
new industries principally in Lima. In Arequipa effects were limited to 
the relocation and extension of two existing, foreign-owned, industries. 
The Junta de Rehabilitación y Desarrollo de Arequipa (Rehabilitation 
and Development Assembly of Arequipa, JRDA) anticipated these 
disappointing effects. This organization, established shortly after the 
earthquake of 1958 and funded by 1% of the national import tariffs, 
worked in close cooperation with various other regional and govern-
20. Eventually a 'copper triangle' developed: the Toquepala mine in Tacna, the По 
copper refinery (1975) and the Cuajone mine (1976) in Moquegua (Slater, 1989, p. 
170; for location see Map 4.1). 
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mental institutions on the rebuilding and economic restructuring of 
Arequipa21. While in the period from 1958 to 1964 its investments 
were concentrated on the reconstruction of Arequipa, later its attention 
was focused upon the support of Arequipa's industrialization. Between 
1964 and 1970 about 60% of all JRDA's investments were spent on 
industry and commerce (Zaraus Suarez, 1980, p. 19). 
In 1966, Law No. 15923 represented a second national attempt to 
influence and promote the founding of new industries. Contrary to the 
1959 law, it now included special incentives for the decentralization of 
industry. It also proposed the construction of industrial parks throughout 
the country (Cabieses et al., 1982, p. 29). In 1966, the Parque Industrial 
'El Palomar' de Arequipa (Industrial park of Arequipa, PIA) was 
inaugurated. Although the PIA fulfilled some of the dreams of Are-
quipa's regionalists, the majority of investments in new industries were 
made by Liman and some foreign investors. Of the 12 industrial firms 
which started operation on the PIA between 1966 and 1968, eight were 
largely financed by Liman capital (excluding commercial loans) and 
mostly targeted the local consumer market (Carpio Muñoz, 1989, pp. 
687-689; Cabieses et al., 1982, p. 113; also see Carpio Muñoz, 1987, p. 
370). 
The subsidiaries of Lima based firms were established because of 
locational advantages. These were mainly due to a 15 year tax exemp-
tion for businesses locating on the PIA. For the same reason, a number 
of firms located in Arequipa, transferred (part of) their production 
activities to the PIA. Like most of the activities on the PIA these were 
dedicated to the production of foodstuffs, primarily processing, imported 
or locally produced agricultural products. From the beginning three 
factors, subsidiaries, high import quota of used resources and the 
targeting of the local consumer market, constituted the internal structure 
(and weakness) of the industry (Zaraus Suarez, 1980, p. 21). 
Despite this, the 1960s were described as 'the period of realizing 
wishes and desires' (Carpio Muñuz, 1989, p. 405 ). The city of Are-
quipa entered a period of renewed economic growth. Between 1957 and 
1970 the proportion of the Gross Departmental Product (GDeP) due to 
industrial production rose from 14.1% to 21.7% respectively (Zaraus 
21. Such as: Stanford Research Institute (representing the (American) Alliance for 
Progress), The Arequipa Commission of Industrial Promotion, National Institute of 
Industrial Promotion, Chamber of Commerce of Arequipa (Carpio Muñoz, 1987, p. 
405). 
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Suarez, 1980, p. 22; INE, 1990, p. 66). 
As virtually all departmental industrial employment was located in 
the city, the positive impact on the urban economy was obvious. Rapid 
population growth further stimulated the urban market. Reconstruction 
and repair activities after the earthquake were in full swing and many 
offices- and housing complexes were built. Regional institutions were 
initiating, directing and investing in all kinds of development projects, 
funded by international and national institutions and besides, an Are-
quipian, Ferdinand Belaunde Terry, was president of Peru. 
Restructuring by means of indirect promotion 
In 1969, the military regime introduced policy changes which were 
intended to especially affect the possibilities for industrial growth in the 
city. But, by and large, the emphasis shifted from direct industrial 
promotion in the city towards more indirect incentives through larger 
scale development projects in the department. 
It was believed that the steadily shrinking supportive role of agricul-
tural production in neighbouring departments, should be replaced 
primarily by new projects within the department. These new projects 
were to be productively important and 'complementary' to the industrial 
developments in the city. 
In the period from 1969 to 1980, the department of Arequipa ranked 
first in Peru in terms of public investments per capita. About 73% of the 
total capital was spent on two specific projects: the large scale irrigation 
project named Majes-Siguas (47%) and the medium sized copper-mining 
project at Cerro Verde (Green Mountain; 36%; Althaus Guaderas, 1987, 
p. 268). For the period between 1981 and 1992, no exact figures on 
public investment are available. However, the majority of the public 
investments in that period were spent on the continuation of Majes-
Siguas irrigation project (the Cerro Verde began producing in 197722) 
and the construction of a new hydro-electric power station, named 
Charchani V {cinco)23. 
The precise influences of these projects are difficult to determine and 
a recent report even stated: 'There exist no long or short term regional 
22. This was the only new mining project to commence production between 1968 
and 1980 (Smith, 1992, p. 527). 
23. The fifth Charchani power station (INEI, 1990, p. 17). This power station was 
planned and designed under the Military Regime (1968-1980). 
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development plans that exactly define the effects [of these projects, dv] 
on the future development of the city of Arequipa and the possibilities 
for stimulating urban industrial growth' (SEDAPAR, 1991, p. 1). 
Despite this, we briefly discuss the main features of the projects and 
their importance for the city of Arequipa. 
The developments in Puno during the 1960s (described above), 
illustrate the dramatic situation of the agrarian sector of the southern 
departments. By the end of 1969, Arequipa's land owning elite had been 
effectively dispossessed from its interests in the southern region, princi-
pally in Puno. Almost all of their haciendas had been expropriated and 
the largest were transformed into cooperatives. This meant that agricul-
tural developments in Puno and other departments were directed by 
numerous state organisations, located in the departments' capital city 
and consequently the influence from Arequipa' elite was greatly 
reduced. In this context the Majes-Siguas project, located about 90 km. 
north of Arequipa, was initiated2^ and construction work started in 
1973 (Althaus Guarderas, 1987, p. 196). 
In 1990, despite the tremendous amount of (borrowed) capital25 
spent on the project, only about 14% of the originally planned 57,000 ha 
was actually productive. The project, by then, had extended the total 
(cultivated) areas of the department of Arequipa by no more than 8%. 
More than 80% of this was cultivated with alfalfa and on the rest, citrus, 
potatoes, onions and other vegetables were grown (Región Arequipa, 
1991, p. 13). In 1990, the total gross production of the crop cultivation 
on Majes-Siguas equalled US $14 million (El Pueblo, 08-10-1990). 
Alfalfa was an under-demanding crop26, especially for this expensively 
24. The possibilities presented by the abundant water in the Andes had already 
stimulated a number of feasibility studies for irrigating the coastal desert region, the 
oldest as early as 1935 (El Pueblo, 15-8-1985). 
25. At the end of 1980, the World Bank had already reviewed the prospects and 
costs of the Majes-Siguas project as inharmonious. Expenditure would exceed US 
$100 million a year over the following two decades, even without taken into account 
interest payments of almost US $500,000 a week, on the loans which had already 
been secured for Majes-Siguas (LARRAG, 12-12-1980). Despite this, the project 
continued on the basis of the original design but investments were drastically scaled 
down (Urban, 1989). In 1985, the total costs for the completion of both phases of 
the Majes-Siguas project were estimated at some US $2,500 million (El Pueblo, 15-
08-1985). 
26. Alfalfa provides one of the lowest financial yields per ha in comparison with 
most other cultivated products in the department of Arequipa (Gallard and Vallier, 
1988, pp. 109-122). 
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irrigateci land, however it had a guaranteed market. It was used as feed 
for cattle numbering at least 24,000, including some 8800 dairy cows 
which produced 45% of the departmental milk production (Gobierno 
Regional de Arequipa, 1991, p. 13; Financial Times, 12-11-1991). 
The non diverse agricultural production of milk, meat and 
consequently alfalfa limited the regional spin-off effects generated by 
the Majes-Siguas project. It mainly produced an expansion of the Leche 
Gloria (Gloria Milk) milk-factory27. As a result this company was 
almost the only one in Arequipa benefiting from the extension of the 
cultivated area. A meat processing industry in the city (or on Majes-
Siguas itself) has not yet developed as other necessary infrastructure, for 
example cold-stores, is still being planned (CEDER, 1991, p. 12). 
Besides, at the initiation of the project it was also thought that the 
various cities in the Majes-Siguas area would grow to around 200,000 
inhabitants, thus functioning as important alternative poles and so 
limiting Arequipa's population growth (SEDAPAR, 1981, p. 7). Present-
ly, however, the largest urban settlement. El Pedrigal, has only 3,500 
inhabitants (El Pueblo, 08-10-1990). 
The second project was the copper mining project at Cerro Verde, 
located 15 km west of Arequipa. The mine project was confronted with 
low prices for copper on the world market when it had been in produc-
tion for only a few years (see Chapter 3, Table 3.4). The profits of 
Cerro Verde soon proved that the investments, totalling US $187 million 
until 1980, had been unsound (Althaus Guarderas, 1987, p. 287; Carpio 
Muñoz, 1990, p. 700). Combined data for the three years from 1982 to 
1984, showed a total loss of US $123 million (Campodonico, 1988, p. 
175). As the international copper market did not recover until 1988, it 
seems likely that the losses continued until, at least, that year, preventing 
the project from developing into the planned second phase28. 
The spin-off effects from these large investments in the mining were 
27. Presently this company contributes as much to the manufacturai GDeP as the 
combined total of all other firms (30) located on the PIA (Zaraus Suarez, 1988, p. 
84). 
28. The expansion, needed to get to the buried copper-sulphides as the overlying 
layer of copper-oxides was exhausted, needed an additional investment of about US 
$280 to $300 million. This was postponed twice during the 1980s (LACR, 1984). 
All operations of MineroPeru, including Cerro Verde, are on the list of the enter-
prises to be privatized (Purser, 1974, pp. 148-150; Financial Times, 19-11-91; 
Paredes and Sach, 1991, p. 313). 
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limited. Direct employment in the mine is low . Until 1990, the mine 
added US $141 million to the regional economy. This was divided over 
the transport sector (7%), industrial sector (15%), commercial sector 
(37%) energy sector (40%) and some minor others. Concentrated and 
refined output was shipped abroad and represented around 70% of the 
department's exports (Gobierno Regional de Arequipa, 1991, p. 15). 
In 1980, the construction work on the Charcani V hydro-electric 
power station started. This was the third large scale public project 
located in the immediate surroundings of Arequipa (El Pueblo, 24-02-
80). In 1985, it was announced that work had been stopped, due to a 
shortage of capital30. Finally in 1988, the first tests were made (El 
Pueblo, 20-03-1988). Charchani V was opened, with only one of the 
three planned turbines functioning, giving a maximum output of 35 MW 
(El Pueblo, 21-04-1988). It is impossible to install the other two turbines 
and have them operating year round, without building an additional dam 
to increase the water-holding capacity of the lakes on the pampa (Carpio 
Muñoz, 1990, p. 720). 
The maximum output was insufficient to alleviate the existing power 
deficit in Arequipa. In 1985, the deficit in the city was estimated at 
around 50 MW, increasing by about 8% annually. The continuing deficit 
resulted in blackouts especially at the end of the dry season. Economic 
development (including in mining and industry) was severely hampered 
by the lack of a sufficient and stable electricity supply (Carpio Muñoz, 
1990, p. 720). 
All in all, it can be concluded that the three projects initiated in the 
1970s and 1980s both showed internal and external imbalances which 
negatively influenced the possibilities for economic growth and econ-
omic restructuring in the city. Links between the projects and the city 
were largely neglected or, perhaps more precisely, were unable to 
develop, because the projects were incomplete and progress was too 
slow. Between 1970 and 1987, industrial production decreased from 
21.7% to 15.1% of the GDeP and to large degree served the depart-
id. According to the census of 1981, there were 526 people active in the public 
mining sector in the province of Arequipa (INE(a), 1983, p. 488). 
30. Later that year it was published that there had been an outright waste of funds 
(El Pueblo, 14-09-1985). President García Pérez commented: 'the initial costs of 
Charcani V were estimated at US $76 million but so far $210 million has been spent 
and another $60 million is necessary for completion'. Followed by: 'we will investi-
gate and try to re-negotiate the contracts because I will not just give another $60 
million to the people of Arequipa' (El Pueblo, 8-12-1985). 
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mental market only. The larger firms (five or more employees) exported 
only 6 to 7% of their total production in 1988 (INE, 1990, p. 101). This 
also meant that the industrial position of Arequipa on a national level 
remained limited in both influence and size. While the total EAP 
engaged in manufacturing in Arequipa was 24% of the size of Lima's 
EAP in manufacturing in 1940, by 1981 it had decreased to only 7.5% 
in 1981 (Althaus Guaderas, 1987, p. 269). 
4.3.4 Population growth after 1955 
Between 1955 and 1957, immigration to Arequipa experienced explosive 
growth due to the continuous droughts in the sierra. Also, the emigra-
tion from the province of Arequipa diminished31. Moreover, natural 
growth was also higher between 1961 to 1981 both in the city and in 
other parts of the southern departments. For example, in the period from 
1961 to 1972 the annual natural population growth in the province of 
Arequipa amounted 2.5% (INE, 1983, pp. 2 and 23). 
In the Urban Master Plan of 1962, the population growth of the city 
was estimated as follows: 'When we accept the growth rate of the 
population as formulated by the Oficina Nacional de Planificación e 
Urbanismo [3.6 % p.y. dv], the total urban population can be estimated 
at 260,000 in 1985' (ONPU, 1962, pp. 6-7). In reality, the population 
exceeded this figure in 1972 (Table 4.3). 
The increase in natural growth, the growth of immigration and the 
decrease in emigration together caused a population explosion in Are-
quipa. This triple-effect was especially felt between 1955 and 1972. 
Figures for Greater Arequipa were not available, but between 1961 and 
1972 42% of the total population growth (4.3% annually) in the prov-
ince of Arequipa was due to migration when the immigrants outnum-
bered the emigrants by 48,602 (Chavez O'Brien, 1987, p. 49). 
The immigration can be considered an extension of the flow that 
started as a result of the droughts in the sierra. As the conditions there 
became worse, immigration reached these unprecedented levels. Simulta-
neously, Arequipa became more attractive to the migrants. This was 
mainly due to the rise in economic activity and the prospects for growth 
31. For 1972, total number of people residing in the province of Arequipa but not 
bom there amounted to 133,864 while those born in the province of Arequipa but 
residing elsewhere numbered 81,198. The second figure is only about 4,000 higher 
than in 1961 (Maletta and Bardales, n.y., Vol. 1, p. 236). 
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resulting from the rebuilding activities, industrialization and the several 
projects that had been initiated by national institutions. 
Table 4.3 Population figures (absolute) and annual growth rates (in %) of Greater 
Arequipa and Department of Arequipa 
Year 
1961 
1972 
1981 
Greater 
Arequipa 
162,960 
306.115 
446,942 
annual growth-
rate (%) 
5.9 
4.3 
Department 
of Arequipa 
388,881 
529,566 
706,580 
annual growth-
rate (%) 
2.9 
3.2 
Source: Maletta and Bardales, Vol. 1, n.y. p. 63. 
Migrants from the other departments in the sierra region migrating to 
the department of Arequipa, mostly choose the city of Arequipa as their 
new destination. According to the census of 1972, about 86% of all 
migrants originated from the department of Puno were living in the 
province (and thus the city) of Arequipa (Manrique, 1976, p. 18). 
Between 1972 and 1981, the population growth of Greater Arequipa 
was 4.3% (Table 4.3). For the period between 1972 and 1978 the net 
migration to the province was estimated at some 30,000 people (Chavez 
O'Brien 1987, p. 49). Over the period 1976 and 1981 this was 8,671 
people (ΓΝΡ and PNUPD, 1989, p. 191). This meant, that also in abso­
lute terms, the effects of migration became less important than in the 
earlier period between 1961 and 1972. The natural population increase 
became far more important. 
For the years after 1981, no census data is available, but as the 
situation in the rural areas of the south changed little, it is very likely 
that the net migration to Arequipa continued to be positive although it 
tended to decrease slowly. Total population estimates for 1990 revealed 
that Arequipa had 634,500 inhabitants32. For the period between 1981 
and 1990, the annual growth rate according to this source was 3.5%, a 
32. This figure is not comparable with figures from the census of 1981 as (calcu­
lated) omissions from the 1981 census were included to establish these 1991 estima­
tions. 
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decrease compared to the preceding decade (INE(c), 1989, p. 69). The 
latest estimations from 1991, give a total urban population of 1,259,500 
in 2010 (SEDAPAR, 1991, p. 6). 
The extremely uneven population distribution within the department 
of Arequipa was accentuated during the period 1961 and 1981. In 1961, 
about 42% of the department's population lived in Arequipa, while this 
was 63% in 1981 (Table 4.3). Moreover, subtracting the population of 
Greater Arequipa from that of the department in both 1961 and 1981, 
gives an absolute population increase in the rest of the department of 
only 33,717. This indicates that the annual population growth outside the 
city was around 0.7% annually. It is clear that the city of Arequipa will 
also remain by far the largest city in the department. An estimation for 
the year 2000, suggests that Arequipa will be 26 times larger than the 
next largest city, the port of Moliendo (INE, 1988, p. 24). 
4.3.5 Present occupation and wage structure 
Turning to the present, wage structures and the employment sectors are 
where economic developments and population growth meet. Table 4.4 
describes the structure of the various employment sectors in the province 
of Arequipa in 1981. More recent and/or detailed figures were not 
available for Greater Arequipa. This shortcoming is partially alleviated 
by the fact that at the time 90% of the provincial EAP lived in Greater 
Arequipa (INE(a), 1984, pp. 419-446). We note however that all sectors 
have been confronted with a depressed economic climate since 1978 
(INEI, 1990, p. 107). 
The private wage segment responds predominantly to the market 
situation. In the table it is divided into two segments: wage employees 
and self employed workers (trabajadores independientes). In the first 
segment, labour relations are normally based upon a legal framework, 
including social security payments, minimum wages and alike. This does 
not hold for the independent part of the private segment where incomes 
tend to fluctuate greatly. This wage segment also includes domestic 
servants. 
The public wage segment contains all kinds of institutions, 
organisations or enterprises which are either controlled by the state or 
function on some other collective basis33. The workers in this segment 
33. The people working in the sector of collective property, like cooperatives, etc., 
were included and amounted to some 2,358 people (INE, 1984, p. 483). 
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are generally paid a regular salary that varies with the legal minimum 
income and the rate of inflation. The public wage segment has always 
been present in Arequipa, although its growth has been phenomenal34. 
The total number of public employees of Arequipa exceeds 27,000 
(INE(a), 1984, p. 490). 
Table 4.4 Economicly Active Population (15 years or older) for 1981 in the Province 
of Arequipa in segments and sectors (in %) 
Sectors 
Construe- Transport/ 
Manu tion/ Hotels/ finance/ 
Wage- fac- gas/water rest./ communi- Personal Totals 
segment turing elee. commerce cation services Total per sector 
Private 
a) waged 
b)indep. 
Public 
Total 
63.3 
30.0 
9.7 
100.0 
Segments % 
of total 16.4 
59.7 
23.6 
16.7 
100.0 
10.3 
36.3 
60.4 
3.3 
100.0 
20.7 
48.9 
28.6 
22.4 
100.0 
12.7 
11.6 
28.9 
59.5 
100.0 
39.9 
100.0 34.9 
100.0 34.5 
100.0 30.6 
116,060' 
100.0 
1
 The total EAP in the province of Arequipa (total pop. 498,347) 
Notes: Not included is the EAP in agriculture (19,271) and mining (2,187), non-
response (5,499) and people who are unemployed (6,147). Employers were included 
in the private wages segment in the appropriate sector. 
Source: INE(a), 1984, Vol. A, pp. 488-489. 
Each of the three wage segments represent about one third of all em-
ployment. We will now briefly discuss the main elements and develop-
ments in the various employment sectors presented in Table 4.4. 
The internal employment structure of the manufacturing sector is 
unbalanced. Industrial firms with five or more employees employ about 
34. From 5% of total employment in 1940 to over 30% in 1980 (Althaus Guaderas, 
1987, p. 268). 
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two thirds of the industrial EAP. The largest three firms mainly 
produce foodstuffs and were foreign controlled36. In 1979, they pro-
duced 38% of the manufacturing GDeP of the total department with 
1,966 employees. Aside from these three, 30 firms with 4,685 
employees on the PIA produced 24% of the manufacturing GDeP with 
the remaining 38% coming from other sources (Zaraus Suarez, 1980). 
There are no reasons to suppose that this concentration, in employment, 
location and product value, changed in the last decade (Gallard and 
Valuer, 1988, p. 131). Apart from these larger factories there are a large 
number of industrial firms and businesses with less than five employees. 
The number of people working in this part of the manufacturing branch 
amounted some 5,000 or 6,000 people. Not much is known about this 
part of the manufacturing sector. Data for years between 1987 and 1989 
revealed that there were some 750 smaller industrial firms registered 
with a total personnel of only 2,605, an average of 3.5 employees per 
firm (INEI, 1990, p. 106). Earlier sources give no explanation for the so 
called 'lost manufacturing workers' (MCT, 1976). Not being registered, 
or informal, implies greater 'autonomy' for the manufacturing unit. This 
offers possibilities to decrease production costs at the expense of the 
labour (and payment) conditions. For the industrial production structure 
and its importance for the city it was concluded: 'The industrial activ-
ities are predominantly performed by businesses with more than 20 
employees, the medium sized firms (5 to 19 employees) have little 
relevance and the participation of 'micro-enterprises' is insignificant' 
(Gobierno Regional de Arequipa, 1991, p. 20). 
The construction sector extended greatly after 1960. This was stimu-
lated not only by continuing growth in the population and the conse-
quent need for houses but also by the Fábrica de Cemento Yura 
(Cement Plant of Yura), which was established in 1966 to provide 
concrete which had become one of the main building materials (Carpio 
Muñoz, 1987, p. 368). Private construction companies carried out 
projects initiated by the state, like the extensions to the airport and 
various smaller building projects in the periphery and the inner city 
(CEDER, 1990, p. 31). As in manufacturing, the smaller companies 
predominate this employment sector. Besides these small companies, 
35. Leche Gloria, Sociedad Industrial del Sur (Southern Industrial Group, SIDSUR) 
and La Compañía Cervecería del Sur del Perú (Southern Beer Brewery, CCSP). 
36. In 1984, part of Leche Gloria was sold to the brothers Rodriguez Banda and 
others Arequipeflos (Malpica, 1989, Vol. 2. p. 803). 
106 
there are numerous workers in the construction sector who are either 
employed on a casual basis by larger construction companies or help 
urbanizadores (settlers) in the periphery with specific, and often short 
term, construction jobs. The gas, water and electricity companies are 
virtually all state run, meaning their employees work under public 
services conditions37. 
Since the 1960s tourism has gained in commercial importance. 
Especially during the 1970s, increasing numbers of foreign tourists 
stimulated the construction and establishment of numerous hotels and 
restaurants in Arequipa. This tendency continued in the 1980s. Most 
tourists only stay for two days in Arequipa (INE, 1990, p. 118). Their 
visit is usually a part of a round trip through Peru including cities like 
Lima, Arequipa, Puno, (La Paz) and Cuzco38. In the department of 
Arequipa 140 restaurants were registered in 1989, located mainly in the 
Arequipa's inner city. 
However, the majority of the people employed in the commercial 
sector are trabajadores independentes (independent workers). Working 
por su propia cuenta (for own risk), most commercial services are 
performed by these independent and informal workers. This segment has 
grown during the recent decades as it includes the phenomenal growth 
of street hawking and street peddling. While there were only about 100 
street vendors in 1960, their number had grown to around 15,000 in 
1988 (Van Toly, 1993, p. 50). Another large commercial segment is 
formed by the retail outlets. In an inventory of all shops in the province 
of Arequipa, some 13,255, it was found that about three quarters were 
owned by individuals and/or families. In at least half of all cases, the 
shops were run, as a so-called 'refuge'-activity, to provide a little 
additional income. These shops often contain no more than canned foods 
and resell 'fresh' basic foodstuffs bought from bakeries or in markets, 
elsewhere in the city (Rodriguez Rivera, 1985, p. 63). 
The larger (private) bus- and transport companies were all branches of 
Liman transport concerns like Tepsa and Ormeño. However, most urban 
37. For example, the Servicio de Agua Potable y Alcantarillado de Arequipa (Water 
and Sewerage Company of Arequipa, SEDAPAR) and the Empresa Nacional de 
Electricidad (National Electricity Company of Peru, ELECTROPERU). 
38. The number of foreign tourists amounted 33,000 in 1987 and almost 40,000 in 
the following year. The number of Peruvians, mostly in transit, visiting the depart-
ment of Arequipa was greater, around 327,000. The number of hotels increased from 
93 in 1981 to 136 in 1989 (INEI 1989, p. 117). Occupancy of all available hotel 
rooms amounted 50% in 1987 (INE, 1990, p. 118). 
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and intra-departmental public transport is provided by numerous smaller 
transport firms and individuals. Transportation is thus another area 
where the trabajadores independientes predominate39. Trade in goods 
is mainly limited to the department of Arequipa. For example in 1980, 
excluding sugar cane and alfalfa, only 21% of the department's agricul-
tural production was exported to other parts of the country. About 18% 
of this, ended up in the other southern departments and 82% in the rest 
of the country, mainly Lima (Gallard and Valuer, 1988, p. 137). 
All but one (Banco del Sur) of the financial and banking activities, 
most of which were already present in the 1950s are subsidiaries of 
Liman firms. During the last three decades, these firms have also estab-
lished offices in all of the other capital cities of the southern region. 
This has restricted Arequipa's financial influence to the department. In 
communications, a small proportion of the workforce are public ser-
vants40, others are tied up in one of the many broadcasting companies. 
The last sector in table 4.4 is personal services. This sector principally 
consists of two types of workers: domestic employees and public 
servants. Domestic employees are mostly women and numbered 8,926 in 
1981. This segment of the labour-market is characterized by low pay-
ment and unfavourable labour-conditions. Moreover, most of the female 
domestic employees are very young: about half are younger than 20 
years old and 15% are even younger than 1541 (INE, 1984, p. 404). 
As in many larger Latin American cities, the public service sector has 
become one of the largest sectors of employment and is certainly the 
largest formal employment sector in Arequipa. The numerous state 
employees by their increasing numbers have left an important economic 
mark on the developments in Arequipa. Firstly, the city has become the 
main location for various central state offices. From here they regulate 
not only the developments within the city but also those in the depart-
ment of Arequipa. Virtually all centralized state institutions have at least 
an important branch office in the city. Also all the major regional 
governmental organisations, such as the Departmental Development 
Corporation, have offices in Arequipa and the Majes-Siguas project is 
also directed from headquarters there. Besides state employed admin-
39. In 1987, almost 60% of the public transport (with buses, mini-busses and taxis) 
was provided by these small firms and individuals (El Correo, 29-05-87). 
40. For example, those working at the Empresa Nacional de Teléfono (National 
Telephone Company, ENTEL). 
41. Domestic employees younger than 15 years old were not included in Table 4.4. 
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isters, there are numerous other state-employees in education, health, 
police, the military and in a variety of other state companies. Secondly, 
the salaries paid to all these state-employees are a significant part of the 
total purchasing power in the city. For example, in 1986, the total of 
public service salaries exceeded those of the employees in the (regis-
tered) industrial sector by more than 100%. This shows the importance 
of public service salaries (and their fluctuations) for the local economy 
(DNEI, 1989, p. 101 and p. 139). 
Reviewing this brief sketch of the labour market in Arequipa, some 
additional remarks can be made. 
In 1981 it was concluded in research by the Ministry of Finance that 
only 52.5% of the EAP was adequately employed, 41.3% was under-
employed while a further 5.9% unemployed (CEDER, 1990, p. 38). 
Most under-employed workers were to be found in the segment of the 
trabajadores independientes. 
The increase in EAP of the province of Arequipa during the 1980s 
can be assumed to have been at least the same as that in the whole 
department (37% between 1981 and 1989). But with the exception of the 
construction segment, a large decrease in the GDeP was registered for 
all other sectors between 1981 and 1989. Consequently, it is clear that 
the registered factories and firms, that is those of which the results end 
up in the national statistics, could not have absorbed the increase in the 
supply of labour. This is also true for the public segment: as a result of 
the deep economic crisis of most of the 1980s, it seems unlikely that 
this wage segment provided large numbers new of jobs. Therefore the 
segment most likely to have seen this kind of growth was the trabaja-
dores independientes. 
4.3.6 Conclusion 
Concluding this section on economic and population development, it is 
clear that Arequipa lost its previous dominant function as a commercial 
accumulation node in the regional export based economy in the two 
decades after 1940. The population growth of Arequipa showed an 
irregular pattern, more or less reflecting the economic development 
patterns. During the 1930s the annual growth rates increased and peaked 
only to decrease between 1940 and 1955, mainly due to massive emigra-
tion. Economic restructuring on the basis of industrialization was only 
initiated after various factors emphasized its necessity. 
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Despite the initial success of the restructuring policy in the 1960s, 
urban industrial growth lost its momentum when most of the available 
capital for modernizing the department was used by three large scale 
projects. The effects on the city's economy of these projects have not 
been as positive as was claimed during their initiation. Despite the fact 
that all were started more than 10 years ago, not one has been com-
pleted. Arequipa, in term of the industrial value that has been added has 
been unable to much improve its position over the years. Figures on the 
industrial sector in Arequipa illustrate that it was less successful than 
Lima in creating jobs in industry. 
From the 1970s onwards, certainly industrialization, but also growth 
in other employment sectors did not keep pace with the growth in the 
EAP. Under-employment of almost 50% of the EAP and decreasing 
production levels in all sectors, with the exception of construction, 
clearly illustrate this fact. 
This structural, and growing, imbalance between the formal non-
public sectors of employment and the large population growth (and 
consequently people looking for work) was largely filled in by two 
phenomena: an increasing number of public servants and a growth of the 
informal economy. Both lead us to the conclusion that in functional 
terms Arequipa is still primarily a commercial administrative centre with 
a high degree of informality, surrounded by a predominantly low-
productive agrarian hinterland. 
4.4 Arequipa's spatial growth 
Having dealt with the main economic characteristics and fluctuations in 
population growth, the rest of this chapter focuses on how these devel-
opments affected the spatial growth of Arequipa. As the next chapter 
mainly concentrates on the specific conditions in the inner city, reflec-
tions here focus on the peripheral housing of low-income groups. The 
continuous growth of these residential areas was responsible for the 
largest part of the spatial expansion of the city. Presently, around half of 
the city's population lives in one of the low-income peripheral neigh-
bourhoods. 
As was shown in Chapter 3, the urban population of Peru became for 
a large part concentrated in Lima. No wonder that the main tendencies 
in (low-income) housing provision in this city were point of departure 
for the national government and other actors on the housing market. The 
increasingly centralistic form of government produced an early and 
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obvious link between the housing characteristics, regulations and pro-
jects, in total Peru and Arequipa, at the least until 1979. After that year 
important changes were introduced. 
This section addresses two issues. Firstly, what are the present low 
income housing segments in Arequipa. Secondly, how did the strategies 
of the various actors on the low-income housing market contribute to the 
specific patterns of urban growth. The section ends with an overview of 
Arequipa's spatial expansion. 
4.4.1 The pattern in low-income housing provision 
Until about 1930, the population of Arequipa occupied an area roughly 
the same as the area presently referred to as the inner city. New housing 
was built by construction companies together with private real estate 
developers and individual home owners. A growing number of purposely 
built rental houses, the so called tugurios por origin, played an import-
ant role in housing the lower income categories. The needed increase in 
housing space was also reached by 'densification' in the existing hous-
ing stock. Both new construction and the process of 'densification', took 
place mainly within the limits of the district of Arequipa (see Chapter 
5). 
From the early 1930s, the rapidly growing population of Arequipa 
was increasingly housed in the district of Miraflores. In 1936, the first 
owner-occupants constructed low income housing here before adequate 
services had been provided. This neighbourhood was named 'Urbani-
zación Nueva Miraflores'. Also two small low income housing projects 
(Barrio Obrero numbers 1 and 2) were constructed by the state, one 
located on the border of the inner city and the other in the district of 
Miraflores. However, these state initiatives were only of incidental or 
minor importance. 
From the late 1930s and in the early 1940s, Arequipa, like Lima and 
many other cities in Latin America, was enriched by national rent 
legislation intended mainly to limit increases in rent levels and the 
exploitation of tenants (see also Chapter 2). As a side effect, the con-
struction of tugurios por origin came under pressure (see also Chapter 
8). This was despite the fact that a growing number of migrants 
stimulated demand for more and cheaper housing. 
In 1948, the practice of constructing houses without first establishing 
proper services was forbidden by Law (6-10-1948; Ministerio de Fo-
mento, 1954, p. 27). In effect, this made all housing constructed without 
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planning approval or not proceeded by provision of services illegal. 
Therefore, this law divided housing construction into two main segments 
which could roughly be described with the terms conventional and 
unconventional housing construction. Simultaneously it meant that the 
official recognition by central state organizations or municipal agencies 
of new neighbourhoods as normal extensions of the urban area became a 
'key-issue' concerning low income housing in Arequipa. 
Despite the new law, provisional and thus unconventional housing 
construction, continued on the borders of the built-up area. Anticipating 
the new order and to gain in power and influence, the urbanizadores 
(settlers) organized in asociaciones or corporaciones pro vivienda 
(housing associations and housing corporations). These organizations 
developed plans for new neighbourhoods in which the provision of 
services would usually occur only after subdivision and the start of 
construction activities. This was especially the case for housing organiz-
ations for the lower income categories. Because of this, now illegal 
practise, frequent dilemmas arose. 
These were clearly illustrated by a report on peripheral housing pub-
lished in 1954. In 1948 the mayor of the district of Cay ma had initiated 
subdivision of an area which was to be made available to the less 
resourceful members of the community. 'As this only concerned plot 
division, and no building, he needed no [additional, dv] authorization to 
urbanize' (Ministerio de Fomento, 1954, p. 13). For these divided plots 
the council then collected money, in the form of a tax, which it invested 
in a school in Cayma. But 'The problem of providing potable water for 
this area is considered almost impossible to solve...' (Ministerio de 
Fomento, 1954, p. 13). This meant that although the initiative did 
provide some form of housing for people with low incomes the new 
neighbourhood could not be officially recognized as an extension to the 
built up area. 
As far as the asociaciones and their motives were concerned (many of 
which were described as honourable) the report complained about the 
'two faced politics' of their leaders. For example, some were accused of 
working to 'maintain their position and of speculation for personal 
benefit', and to the disadvantage of 'the government, the city and the 
people' (Ministerio de Fomento, 1954, p. 35). 
The ties between the asociaciones, other private bodies offering land 
for sale and public authorities led to an obscure and uncontrolled pattern 
of urbanization. Like elsewhere in Peru 'gradual' and even 'violent' 
invasion, increased (De Soto, 1989, pp. 19-22). Instead of managing and 
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reducing the shortage in housing, declaring provisional housing construc-
tion illegal only produced an ad hoc, uncontrollable process of extension 
into the periphery. Certainly during the second half of the 1950s, uncon-
ventional housing construction in Arequipa became the main form of 
expansion as conventional construction could not keep up with urban 
growth and minimal economic resources of the newly arrived migrants. 
From the 1960s, the various processes involved in housing provision 
gained a number of distinctive characteristics some elements of which 
had been present earlier. The characteristics which in Arequipa would, 
by and large, remain the essence of how low income housing problems 
were dealt with until 1979 can be described in four aspects. 
Firstly, between 1961 and 1979, all planning and policy decisions 
concerning the housing sector were made by central institutions. In 
1961, the Decreto Ley No. 13517 (Decree Law) took housing policy 
away from the lower administrative levels in Arequipa, making it the 
direct responsibility of national institutions based in Lima. Until 1979, 
planning approval was the responsibility of no less than eleven different 
bodies (De Soto, 1989, p. 55)42. They increasingly replaced the author-
ities and offices from Municipality of Arequipa (Chapter 3; Gutiérrez, 
1992, p. 236). On two occasions, in 1961 and in 1969, all illegal neigh-
bourhoods, founded earlier were legalized by the central government on 
a 'de facto' basis43. Despite this, all kinds of regulations on conven-
tional housing, increased its costs in terms of time, money and trouble, 
and so only stimulated the use of alternative strategies for housing: 
unconventional construction (De Soto, 1989, pp. 33-57). 
Secondly, state housing projects were limited in number44 and 
mainly benefitted the middle and higher income classes. An example of 
this was 'Nicolás de Piérola', initiated as a 'turn key' housing project in 
the inner city in 1966 (see Chapter 11). Mortgage Banks and other 
financial institutions, like the Banco Mutual de Arequipa, were actively 
promoting the conventional sector of the housing market (CEDER, 1987, 
p. 27). The most important regional institution in the field became the 
JRDA (CEDER, 1989, p.26). Between 1958 and 1967, the fund allo-
cated 28% of its investments to an extension (and renovation) of the 
42. In Appendix 2, this process is described. 
43. Decreto Ley No. 13517 of 1961, and Decreto Supremo No. 014-69-JM of 1969 
(Gómez Peralta, 1988, pp. 102-103). 
44. State housing projects were also concentrated in Lima. Between 1963 and 1985, 
about two-thirds of state initiated housing projects where located in this city 
(Klückmann, 1988, p. 164). 
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housing stock and monuments (Cabieses et al. 1982, p. 116). A number 
of the lower and middle-class residential neighbourhoods were estab-
lished with help of this organisation. In Arequipa the JRDA financed the 
construction of 6,989 houses in this period (Carpio Muñoz, 1989, pp. 
680 and 682). The military government of 1968 continued the construc-
tion of 'turn-key' projects for the higher and middle classes. Assistance 
to the unconventional lower income neighbourhoods consisted of little 
more than attempts45 at streamlining the self-help strategy, which was 
accepted to be the most appropriate way of solving the housing deficit, 
and at the provision of services. However, in Arequipa the low income 
neighbourhoods benefitted only marginally from infrastructural projects 
because of their peripheral location. For example, the casas indepen-
dientes (individual houses) with access to potable water rose from 55 to 
64% between 1972 and 1981 (CEDER, 1989, p. 39). 
Thirdly, ties between the subsequent governments and the inhabitants 
of the peripheral neighbourhoods were prominently present. Even before 
1968, various governments actively supported the foundation of new 
peripheral settlements46. From 1968, the military tried to establish firm 
political control over the neighbourhood organisations, reducing their 
growing autonomy and, at the same time, trying to generate popular 
support for their planned modernization (see Section 3.1.1). To establish 
this, technical support was given to the neighbourhoods during their 
foundation and during the period of consolidation. Later, active partici-
pation by state-controlled institutions in the neighbourhood organisations 
was established. During the military regime comités vecinales (neigh-
bourhood committees) were created to guide urban expansion and to 
obtain political support. In Arequipa, the Asociación de Urbanizaciones 
Populares de Arequipa (Association of Popular Neighbourhoods, AUPA) 
became involved with the housing proposals and projects of the Velasco 
era in which a notable increase in the formation of peripheral neigh-
bourhoods occurred. Although initially successful in streamlining 
requests and in functioning as intermediaries between the neighbourhood 
organisations and government organisations, political problems and 
45. Between 1960 and 1984, total public investment in housing for low income 
groups in Peru amounted $174 million, only 2.1% of the (overall) investments made 
by the inhabitants of these neighbourhoods in the same period (De Soto, 1989, p. 
18). 
46. In almost 87% of the cases studied in Lima (founded between 1948 and 1968) 
some kind of (informal) government influence in the creation of illegal settlements 
was found (Collier, 1978, p. 206; see also Chapter 9). 
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personnel changes gradually diminished its effectiveness (Hupperts and 
De Wit, 1981, pp. 81-99). 
Fourthly, urban planning was conducted in the form of various 'Urban 
Master Plans', which were established at national, regional and munici-
pal level. It was determined that the larger cities of Peru should have at 
their disposal three urban plans, in increasing detail. These plans were 
also made in Arequipa (see Chapter 8). At a general level only proposals 
about the future expansion areas of the city were included, in the so 
called 'Esquema de Expansión (Expansion Plan). A more detailed plan, 
including specific guidance about the existing built-up area, was the 
'Plan Director (General Zoning Plan). At the most detailed level was 
the 'Plan Regulador' (Regulating Zoning Plan) which even included 
proposals and standards at a neighbourhood-level (Behnfeld, 1985, pp. 
91-94). But despite the many plans urban expansion continued to take 
place in an erratic fashion. 
All in all, the provision of low income housing remained one of the 
major problems in the city and the various strategies used to reduce the 
deficit through both formal and informal models of intervention were 
unsuccessful. Around 1979, housing provision and housing policy in 
Arequipa showed an important deviation from the four aspects described 
above. 
The repeal of Decreto Ley No. 13517 in 1979, marked a turnaround 
in attempts by the national government to guide the provision of housing 
and developments in the peripheral neighbourhoods using centralist 
policy (Plaza Mayor, 1988, p. 3). More than 18 years after the central 
government had taken over this responsibilities, it left planning and 
housing policy to the lower levels of government47. This process of 
decentralization and regionalization developed only very slowly. It was 
formalized by the Ley Orgánica de Municipalidades (Law of the Muni-
cipalities) in 1981 and 1986 (Rodriguez, 1989, p. 117). In 1981, 
planning was decentralized, while in 1986 financial resources were also 
transferred to the municipalities (see Chapter 3). 
Also another important change occurred. Organized in a single 
national housing organisation, the housing asociaciones had been 
pressing for regionalization of the housing problem and legalization of 
their own activities (Slater, 1989, pp. 189-209; Schmidt, 1991, pp. 193-
232). Legalization of the activities of the asociaciones took place also in 
47. Consejo Provincial, Dirección Asentamientos Humanos Marginales (The 
Provincial Government's Executive Department for Marginal Human Settlements). 
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a rather erratic fashion. Finally, in the beginning of 1985, Decreto Ley 
No. 24071 in effect implicitly recognized, formerly illegal, peripheral 
land occupation as a method to gaining access to legal housing. After 
gaining municipal permission for an area, the asociaciones could issue 
individual property titles which were subsequently legalized within 120 
days (De Soto, 1989, p. 54; Gómez Peralta, 1990, p. 104). 
Both changes signified a turnaround in the provision of land for low 
income housing. Now, by sale (and not invasion), private or state 
(waste) land was converted to urban land with legal property rights. The 
asociaciones, and their members had now become the solvers of the 
deficit in low income housing. At the same time, State funds and 
resources for projects gradually became exhausted as a result of Peru's 
poor economic performance (CEDER, 1990, p. 39; Chapter 3). In effect, 
many elements of the housing policy were transferred to a local level, 
where the municipalities had to deal with decreasing budgets and with 
the semi-formal extensions of the urban built-up area and housing by the 
asociaciones. 
In Arequipa, the municipality anticipated and reacted to these changes 
by producing a new form of urban and peripheral expansion: two 
enormous areas were assigned as future extensions of the urban area of 
the city. By this, urban expansion no longer seemed uncontrolled as it 
had become easier to direct future residential expansion to these areas. 
At the same time, through an over-supply of future urban land this 
policy both reduced the power of the asociaciones and tried to reduce 
the prices of plots. 
4.4.2 The various low income housing segments 
Two terms are commonly used in Arequipa as umbrella terms for low 
income housing. Tugurios, as was explained in Chapter 2, refers to low 
income rental housing in the central parts of the city. The term asen-
tamientos humanos marginales** (marginal human settlements, As. 
Hum. Mar.) refers to all low income housing in the periphery of the city 
(CEDER, 1990; Gómez Peralta, 1990, p. IX). Other frequently used 
terms in low income housing are formal and informal housing. Informal 
48. The recently introduced term asentamientos humanos marginales (1980) is often 
used as synonym for pueblos jóvenes (young towns, introduced in 1969) or the 
(even) older term urbanizaciones populares (popular neighbourhoods) from around 
1950 (Gómez Peralta, 1990, p. 120). 
116 
housing refers to all neighbourhoods, initiated or consolidated in 
defiance of state laws (De Soto, 1989, p. 17). The term informal housing 
is, by this definition, applicable on at least all As. Hum. Mar., but 
sometimes includes housing of other income groups. For this reason we 
preferred the use of As. Hum. Mar. as an overall term for the low 
income peripheral neighbourhoods. 
The present characteristics of the Arequipa's low income housing 
segments can be examined by using the five dimensions described in 
Chapter 2. Using location, tenure, physical quality, size of the houses 
and type of services, we have categorized the various segments of the 
low income housing market. This division is congruent with the situation 
elsewhere in Peru and, although other terms and names are applied, also 
elsewhere in Latin America (Van Lindert, 1991, pp. 110-118). 
The various types of tugurios were discussed in Chapter 2. The 
dynamics in types and segments within peripheral neighbourhoods make 
a definite categorization difficult, as gradual (a slow increase in the size 
of the houses) or abrupt changes (giving legal property rights to former-
ly illegal neighbourhood) can change their situation (Burgess, 1985, pp. 
287-306). Therefore, we have taken the initial physical status of the 
various housing segments as a begin point (Table 4.5). 
The first dimension in the table, location, is presented without des-
cribing the specific location of various housing segments in the 'outer' 
city area (like intermediate urban zone, former and present periphery, 
Conway and Brown, 1980, pp. 95-121). The majority of all low income 
housing in Arequipa is presently situated outside the inner city. It is 
distributed over the total periphery but, like elsewhere in Latin America, 
is mostly segregated from the housing of other income classes (see, e.g. 
Bahr and Mertins, 1981; Van Lindert, 1991, p. 93). 
Location correlates with our second dimension: the type of tenure. 
Most low income housing in the inner city consists of tenants while in 
the periphery owner occupation is the most frequent form of tenure. 
However, this does not mean that renting is completely absent in the 
periphery49. In Arequipa, illegal occupation or invasion of state land or 
private property and terrains has become less frequent, especially after 
1980. Besides, in the course of time many neighbourhoods, originally 
founded by the process of invasion, were recognized and declared 
regular extensions of the city. In 1985, with the exception of four 
49. For example, there are also tugurios located outside the inner city (see Chapter 
5). 
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neighbourhoods, all As. Hum. Mar. were officially recognized. Of all 
plots in these As. Hum. Mar., 81.6% were legally owned (Gómez 
Peralta, 1990, p. 191, see also next section). Thus, legal ownership is by 
far the most frequent type of tenure in the periphery (Rodríguez Rodri-
guez, 1989, p. 83). 
Table 4.5 Low income housing segments in Arequipa 
location tenure physical initiation (and consolidation) 
1) unconventional by 2) conventional by 
individual state private 
inner city rent "corralones 
*azotea 
*callejones 
*casas sub-
divididas 
*tambos 
ownership *unidades 
vecinales 
individual/associations state private 
'outer' city ownership *barrios clandestinos 
(invasion) 
"barrios marginales 
*lores tizados 
"núcleos 
básicos 
* lotes con 
servicios 
In aspects concerning the physical quality of low income housing, the 
third dimension in table 4.5, a further division exists between housing 
established conventionally and housing established unconventionally50. 
In unconventional tugurios the owners, or even tenants by themselves, 
make physical alterations to the existing building in contravention of 
state or municipal building regulations. In unconventional peripheral 
housing, no previous constructions or infrastructure existed at the time 
50. For the peripheral areas this distinction is also made: Asentamientos Humanos 
Marginales no regulados (Non-regular As. Hum. Mar.) and Asentamientos Humanos 
Marginales regulados (Regular As. Hum. Mar.). Both types of urban extension were 
administered by separated divisions of the MVC (Behnfcld, 1986, p. 86). 
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the area, or plot, was bought (or invaded). Presently, in most peripheral 
and unconventional neighbourhoods the plot is purchased with legal title. 
The urbanizadores have organized in numerous cooperaciones and 
asociaciones pro vivienda. Their members, after buying a plot, start 
building their dwelling, mostly on an individual basis, while larger 
projects can also take place on a communal basis. Often the asocia-
ciones receive some help from government organizations, for example, 
in the subdivision of the area. Thus their housing areas often coincide 
with state (or municipal) projects of lotes tizados (divided plots). 
Conventional low income housing is initiated and, at least in the first 
instance, built according to national building regulations, municipal 
plans and with the provision of legal title. Besides, the new occupants 
have often access to regular financial sources. The conventional housing 
sector is divided into the private sector and the state sector. The differ-
ence between the two is that private construction companies strive for 
maximum profit while the public sector provides housing either at cost 
or, with the use of subsidies, below cost. In the inner city, most conven-
tional public projects are of the so called 'turn-key' type: producing 
apartments in the conjuntos residenciales (residential clusters) or uni-
dades vecinales (housing units). This type of housing offers a 'modern' 
standard of housing and is completely finished before being occupied. 
Because of the high acquisition costs, the access for low income groups 
is limited. State conventional projects in the periphery are mostly 'sites 
and services' projects. In these projects, the houses are only partially 
completed. In Table 4.5, these projects are arranged according to their 
level of physical completion. The núcleos básicos (elementary units) 
consist of one or two rooms provided with water and electricity. The 
lotes con servicios (sites and services) refer to plots with water and 
power connections but without any buildings. 
Conventional housing construction by the private sector in the inner 
city concerns tugurios and 'traditional' houses and flats. In the periphery 
it takes place in urbanizaciones tradicionales (traditional settlements). 
Both are presently of insignificant importance for low income groups 
both in and outside the inner city, both in Arequipa and in the rest of 
Peru (Kliickmann, 1988, pp. 158-160). 
Our fourth dimension concerns the size and physical consolidation of 
a dwelling. The main difference between dwellings in tugurios and 
houses located in the peripheral residential areas is the fact that tugurio 
inhabitants have (very) limited possibilities to extend their living space. 
This is much more of an option for the housing in the periphery. The 
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majority of their houses are not built according to official housing 
standards and regulations. Generally speaking, the available living space 
in peripheral houses varies with the age of the neighbourhood and thus 
the length of the consolidation process, although other factors influence 
this relation (Van Lindert, 1991, p. 154-155). For example, the speed 
and type of the physical extensions of houses in these neighbourhoods is 
highly influenced by the type of tenure. Data on 37 peripheral low 
income neighbourhoods in Lima shows that settlers who had legal title 
invested at least nine times more in their houses than those who did not 
own their dwelling (De Soto, 1989, p. 25). 
A frequently used term in relation to the dynamics in physical aspects 
and size of the dwellings of peripheral housing is auto-construcción or 
'self-help' (see Chapter 1). It must be clearly understood that self-help is 
not a synonym for unconventional housing. Self-help is also a very 
common feature in conventionally initiated neighbourhoods like, e.g., 
lotes con servicios (sites and services). Also self-help does not (necess-
arily) imply that owner occupiers construct their dwelling totally on their 
own, it only points to the fact that the occupier largely controls the 
process (and speed) of consolidation (CEDER, 1990, p.). They do this, 
in accordance with their financial position (Habitat Peru, 1986, p. 84; 
INE, 1983). Another element concerning the concept of self-help, is the 
costs related to this type of consolidation or extension of the houses. It 
is often thought that self-help is significantly cheaper than conventional 
construction activities, but evidence suggests that quite the opposite is 
true. Self-help construction is, piece by piece, paid for at current costs. 
These are, certainly in the inflation ridden Peru, higher than comparable 
capital costs (interest and monthly repayments to financial institutions) if 
the same housing extension is paid for in a lump sum. For example, the 
construction of 45 m2 of living space, between 1979 and 1986, resulted 
in a total costs in the informal sector of US $4,932, while in the formal 
sector this was only US $3,907 (Habitat Peru, 1986, p. 186). 
Our fifth dimension concerns the level of services provided in the 
various segments. For the tugurios of Arequipa this is extensively 
discussed in the next Chapter. The presence of sufficient basic services 
greatly influences the process of physical consolidation in peripheral 
residential neighbourhoods (Strassmann, 1984, p. 734). However, on this 
dimension a severe deficit forms the main characteristic. In Table 4.6, a 
general overview is given for the As. Hum. Mar. of Arequipa. 
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Table 4.6 Characteristics of Arequipas' Asentamientos Humanos Marginales (1985) 
Available basic needs 
Total Population living Number of plots in on these plots (in %) 
Population in As. Hum. Mar. As. Hum. Mar. Water Sewage Electricity 
531,800 276.167 43,347 49 46 96 
Source: Gómez Peralta, 1990, pp. 190-191. 
Over 50% of the population of Arequipa was located in the peripheral 
low income neighbourhoods with, in general, a low level of public 
services. 
The most important lack in the As. Hum. Mar. of Arequipa is without 
doubt a sewerage system. As most peripheral residential zones are 
located on waste (desert) land, potable water is often far away. Although 
the Sociedad de Agua Potable y Alcantarillado de Arequipa (Water and 
Sewage Company of Arequipa, SEDAPAR) is currently working on the 
water and sewage Master plan, demand is continuing to grow. The 
adequate provision of water has become increasingly more difficult over 
the years. This was principally a result of the growing spatial extension 
of the city in combination with the decreasing financial means of the 
national government51. Various As. Hum. Mar. are located in areas 
where the provision of water is extremely expensive: the hills and the 
higher parts of the mountain slopes where water has to be pumped to 
higher levels (Gitec Consult, 1981 and 1991: see next Section). 
The sewage system, is even less developed52. The sewage of Arequ-
ipa is collected in two ponds. At Alata, in the District of Tiabaya, with 
70% of the total collection, sewage is pumped into the Chili River 
without treatment. The second collection pond, about 30% of all sewage, 
is located in Chupina in the District of Socabaya. There treatment is 
performed in two stages. In both cases, the contaminated water is used 
downstream for animals, irrigation (for the cultivation of crops for 
human consumption) and industrial products. Purifying would be expen-
51. As a result of the reduced funds of the Peruvian government the original Master 
Plan was scaled down in both speed and size (SEDAPAR, 1985, p. 22). 
52. In the reduced Phase 1A of the Master Plan less than 10% of projected costs 
were destined for the sewage system (SEDAPAR, 1985, p. 22). 
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sive but: ..'the water needs to be treated, as contamination levels exceed 
all limits, not infrequently causing health problems..' (Rodríguez Rodri-
guez, 1989, p. 83; Gitec Consult, 1981 and 1991). 
For 1981, the deficit in housing was estimated at 45,000 units (Carpio 
Muñoz, 1990, p. 721; CEDER, 1989, p. 39). In the period between 1972 
and 1981 the annual population growth figure amounted to 4.3% and the 
average annual growth in housing units of 2.8% pointed to an increasing 
gap between housing provision and actual demand (CEDER, 1989, p. 
39). For Arequipa, this resulted in a deficit in housing in both qualitative 
and qualitative terms. 
The characteristics on the five dimensions of low income housing are 
certainly neither uncommon nor new for Latin America: in most coun-
tries the situation is quite similar (Wilhelmy and Borsdorf, 1984, p. 
155). 
4.4.3 Arequipa's spatial growth 
The urban spatial growth of Arequipa is affected by four major physical 
and historical elements (see Figure 4.3): the Chili River, which divides 
the urban area of Arequipa into two parts; the pattern of older villages 
and small towns, which earlier were clearly separated from the city but 
were gradually integrated into the built up area; the presence of, mainly 
irrigated, agricultural fields interspaced with patches of rugged terrain 
which led to a disjointed pattern of settlements and neighbourhoods. The 
location of Arequipa in the crescent shaped Valley of the Chili river 
results in water supply problems in the neighbourhoods situated at 
higher altitudes. During the growth of the city, these elements resulted 
in an very irregular morphology which made interconnection of the 
various parts of the urban area difficult (Schuurman, 1986, pp. 123). 
Before the mid 1940s, the city's population was mainly located within 
the borders of the three districts: Arequipa (Cercado), Miraflores and, to 
a lesser extent, in Yanahuara. In the late 1940s, the spatial configuration 
of urban Arequipa underwent a change. The first barriadas (neighbour-
hoods) and urbanizaciones clandestinos (clandestine settlements), or 
urbanizaciones populares (popular settlements), as the illegal squatter 
areas were euphemisticly named at the time, emerged in the periphery. 
Examples were Gráficos (1949) in the district of Arequipa and Edifi-
caciones Misti (1949) in Miraflores. These two barriadas mainly accom-
modated people who moved out from Arequipa. The barriada Hunter 
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Figure 4.3: The morphology of Arequipa (Source: Guía Urbana Turística, 1989) 
(1949), in the district of Socabaya principally accommodated newly 
arrived immigrants (CEDER, 1989, p. 37). 
In 1950, research on all the recent residential neighbourhoods was 
conducted. According to a report by the Inspección de Urbanizaciones 
Populares (Inspection of Popular Neighbourhoods), there were 20 
settlements, having a total of about 12,000 plots and covering an area of 
500 to 600 ha. This was roughly the same size as the historical inner 
city of Arequipa (Ministerio de Fomento, 1954, pp. 27-29). Of the 20 
neighbourhoods, all except three were located on previously vacant, arid 
and infertile state property. In 12 'neighbourhoods', there was only a 
division into plots, which contained no constructions and were unin-
habited: 'In reality, the term urbanización only corresponds with the 
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wish of the settlers, and in fact is only a division into plots' (Ministeno 
de Fomento, 1954, pp 27) 
Between 1955 and 1960 the peripheral neighbourhoods of Arequipa 
started to grow both in number and in population density The droughts 
in the sierra led to an increased flow of migrants and consequently 
further stimulated the demand for housing The earthquakes of 1958 and 
1960 resulted m the expulsion of many inhabitants from the inner city 
(see Chapter 8) This induced a further expansion of the peripheral areas 
and the urban configuration underwent a definite change In 1960, it was 
stated that the barriadas of Arequipa covered about 1,100 ha compared 
with 900 ha of the regular built up area (Turner cited m Rodriguez 
Rodriguez, 1988, ρ 74) The urban population in the districts of Pau-
carpata, Cerro Colorado, Socabaya and Mariano Melgar grew dramati­
cally (Figure 4 4) 
Figure 4 4 Population growth in Greater Arequipa City and peripheral areas 
(Sources Variouj. Census') 
By the end of the 1960s, urban expansion had developed further into the 
periphery as steadily smaller urban areas were legally or illegally added 
to the city During the military regime, between 1968 and 1980, around 
32 new peripheral neighbourhoods were founded, slightly less than 40% 
of all the neighbourhoods that had come into being between 1948 and 
1980 (CEDER, 1989, ρ 30) During the 1960s and 1970s, the conglom-
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eration expanded in a way that bears resemblance to the fingers of a 
hand: starting from the inner city most new peripheral neighbourhoods 
were founded alongside the main incoming roads, from Puno, Cuzco, 
and Moquegua. In 1981, the total urbanized area amounted some 4,150 
ha (Rodriguez Rodriguez, 1989, p. 63). 
In 1981, two large areas were appointed by the municipality, predomi-
nantly as residential expansion zones: Cono Norte (Northern Cone) and 
Cono Sur (Southern Cone, see Figure 4.3). It was projected that these 
areas would fulfil the need for residential expansion until after 2005 
(Plan Director, 1981, p. 12; Map Expansión Urbana, 1980). 
Cono Norte constituted an area of about 3,500 ha, situated on both 
sides of the road from the airport to the town of Yura. The total area 
was dispersed over three Districts: Yura, Cerro Colorado and Cayma 
(CEDER, 1990, p. 14). Its advantageous location related to planned or 
present infrastructure (highway, railway, airport), production (Industrial 
Park of Rio Seco) and services (Mercado Mayorista, Railway station 
Cuarentenaria) and all kind of storage facilities (like the planned cold 
stores) make it potentially strategic important within the urban context 
(CEDER, 1990, p. 12). By 1989, most of the original planning area had 
already been reserved, subdivided and/or sold, either to asociaciones or 
cooperativas de vivienda (CEDER, 1990, p. 24). Because of the rapid 
urbanization of Cono Norte the total planning area was extended to a 
total of 14,400 ha mainly containing the vacant desert area situated west 
of the built up of Arequipa (CEDER, 1990, p. 23). 
In Cono Sur, the developments were similar. The following phases of 
urbanization were planned: 225 ha in 1985-1995, 253 ha in 1995-2005, 
and another 870 ha for the period after 2005. So, according to the 
stipulations in the 1981 Plan Urbano, only 225 ha should presently be in 
development (Plan Director, 1981, Plano Expansión Urbana). In reality 
all 1,000 ha are already in the process of urbanization. Since 1984, a 
number of asociaciones, led by Horacio Zevallos Gámez which has 
about 4,000 members, have started subdivision (Rodríguez Rodríguez, 
1988, p. 72). The majority of the total area has already been subdivided 
in a very professional way. Despite the fact that basic services will not 
become available for many years, there were about 33 ha occupied by 
about 2,800 inhabitants in 1991 (SEDAPAR, 1991, p. 7). Work provided 
by a number of small scale brick manufacturers is probably responsible 
(Rodríguez Rodríguez, 1988, p. 72). When we visited the western part 
of Cono Sur in late 1990, there were no signs of occupation, only of 
subdivision (Fieldwork, 1990). 
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These two large areas formed a definite break with the earlier, more 
gradual pattern of urban peripheral extension, together being larger than 
the previous built up area. In the period between 1965 and 1992, a kind 
of threefold division in the urban housing market developed. Gutiérrez 
described it in these terms: The urban landscape became fragmented, 
into an area that could be considered as still having some resemblance 
with areas of the colonial era (the inner city), an area occupied by 
formal parts (urbanizaciones tradicionales and conjuntos residenciales) 
and the informal parts of the city (barriadas and As. Hum. Mar.)' 
(Gutiérrez, 1992, p. 221). 
The economic activities of a commercial and administrative character 
are practically all still concentrated in the inner city and are connected 
by radial transport routes to the residential areas. Some specific com-
mercial activities are concentrated along the main access roads to the 
inner city, like Av. Parra, Av. Ejército and around the Av. Mariscal 
Castilla and Av. Jesús. In the rest of the districts commercial activities 
are limited to neighbourhood level only (SEDAPAR, 1981, p. 6). The 
situation was accurately described by the following remark: 'In general, 
it can be said that no alternative zones of commercial activity exist 
outside the inner city of Arequipa and, to a much lesser extent, that of 
Miraflores' (SEDAPAR, 1981, p. 6). In this sense, the growth of the city 
has not been translated into a growth of alternative centres located in the 
periphery. Contrary to other larger cities, and especially those of Latin 
America, there is still a clear concentration of the main economic 
activities in the inner city separated from large residential neighbour-
hoods in the periphery outside the inner city. 
In order to compare the housing conditions of inner-city rental housing 
with other parts of the housing market we included two peripheral 
neighbourhoods in our study, Ciudad Mi Trabajo and Ciudad de Dios 
(for location see Figure 4.3, and also Appendix 3). 
The selection of these two peripheral neighbourhoods was based on 
expected differences on five dimensions. Both neighbourhoods are 
located in the periphery of the city and a priori the most frequent form 
of tenure was expected to be owner-occupation. This is contrary to the 
tugurios which are centrally located and mostly inhabited by renting 
tenants. Ciudad Mi Trabajo is an early example of a residential neigh-
bourhood founded with the help of governmental organisations, in this 
case the JRDA. Ciudad de Dios, a neighbourhood within Cono Norte, 
was initiated by a number of asociaciones without structural help from 
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the government. Thus, the neighbourhoods come under different cat-
egories as we have described the urban housing market: Ciudad Mi 
Trabajo falls in the conventional state sector while Ciudad de Dios is an 
example of the unconventional low income housing. Another reason for 
choosing Ciudad Mi Trabajo is the fact that it may be considered a 
consolidated residential neighbourhood. As it was founded in 1958, 
virtually all the houses there could be expected to be complete. In 
Ciudad de Dios, urbanization started after 1980, hence most housing was 
still expected to be in a very initial stage. Combining the expected 
differences on the various dimensions we expected that both neighbour-
hoods would form clear examples of low-income neighbourhoods 
located at (one of) the ends of the range in low-income neighbourhoods. 
4.5 Summary and conclusions 
With the development of the regional export based economy between 
1880 and 1920, Arequipa became the main accumulation node of the 
southern region. This position was largely based on commercial relations 
with the two modes of wool production in the southern sierra. After 
gradual disintegration of this commercial pattern, starting from the 
1930s, a period of stagnation followed during the 1940s and 1950s. 
As a result of various factors, including a growing separation from 
(agricultural) developments in the other southern departments, industrial-
ization became the main target of the long overdue economic restructur-
ing of the city. Government promotion of industrialization and the start 
of three large scale projects met initially with success. However, these 
incentives were not sufficient for continuation along the route towards 
the extension and diversification of industry. Commerce, limited mainly 
to the urban area and to the department of Arequipa, and the govern-
ment are presently the most important employment sectors in the city. 
The natural increase in Arequipa's population, together with a large 
number of immigrants from the departments of Puno and Cuzco, 
initially did not lead to rapid growth in the urban population. Certainly 
in the period before 1955, the effects of this immigration were largely 
compensated by emigration. Because of this the city experienced at the 
same time a 'switch' in origin of the inhabitants. Especially in the 
decade between 1960 and 1970, the net population growth was high, 
almost 6% annually, due for a large part to a positive migration balance. 
In the following decade the population growth rate decreased but was 
still around 3.5% per annum. This urban population growth rate firmly 
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secured the city's position as Peru's second largest urban centre. 
Before 1955, the population growth was still mainly accommodated 
within the boundaries of three districts of Arequipa, Miraflores and 
Yanahuara, although some extensions into the periphery had already 
begun. By the late 1950s, the traditional urban housing market was 
unable to supply sufficient cheap housing to accommodate the increasing 
population. The low income groups turned massively to alternative 
housing. From the 1980s, the spatial pattern deviated from the previous 
gradual extensions as large areas were rapidly urbanized under new 
conditions. 
It is clear that the developments in Arequipa, especially those con-
cerning functional aspects and the role migration played make the city 
different from the larger capital cities of Latin America, including Lima. 
It is likely that Arequipa's medium scale and the central location of 
the main economic sectors of employment (as the city still functions as 
a commercial administrative centre) were combined with other spatial 
processes in the inner city which, in turn, also affected in the inner-city 
rental housing market. 
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CHAPTER 5 
INNER-CITY RENTAL HOUSING IN AREQUIPA 
by Geert Custers 
5.1 Introduction 
In this chapter we discuss rental housing in the inner city of Arequipa. 
The starting point for this analysis is our definition of inner-city rental 
housing and hence the discussion will focus on location, number and 
size of rooms, physical condition and level of services'. In order to 
point out the actual differences with other types of low income housing 
we compare tugurios with two peripheral neighbourhoods: a recently 
built and a consolidated asentamiento humano. Therefore, the central 
question for this chapter is: what are the characteristics of tugurios as 
such and in comparison to two peripheral neighbourhoods? 
The chapter is based on the results of interviews that were held with 
415 tugurio households and 398 households in two peripheral neigh-
bourhoods. We also used interviews with landlords, ground plans, 
information from the municipal tax-collectors' office, the land registry 
office, our own observations, observations made by students, reports 
from local and national governmental institutions and scientific publica-
tions on the inner city. 
The structure of the chapter is as follows. In Section 5.2 we describe 
the spatial context of 'our' tugurios, the inner city. Moreover, as tugu-
rios usually are situated in or near parts of the city where tertiary activi-
ties are clustered, we also pay attention to the functional concepts of city 
centre and transition zone. Following a brief general discussion of these 
concepts, we map the inner city, city centre and transition zone of 
Arequipa. In Section 5.3 we analyze the characteristics of tugurios in 
Arequipa's inner city. The section begins with an estimation of the size 
1. We also discuss the type of tenure. In Chapter 10, however, the level of rents are 
analyzed. In discussing the location of tugurios, we restrict ourselves to objective 
aspects, whereas in Chapters 6 and 7 the tenants' opinions of the location are 
described. 
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of the tugurio population and a general picture of Arequipian tugurios. 
This is followed by a description of the location of inner-city rental 
housing, the number and size of rooms, the physical condition of the 
buildings and the level of services. In Section 5.4 we compare inner-city 
rental housing with the As. Hum. Mar. Ciudad de Dios and Ciudad Mi 
Trabajo on the basis of the aspects mentioned above. Finally, in Section 
5.5, we address the central question of this chapter. 
5.2 Inner-city rental housing: the spatial context 
5.2.1. Inner city, city centre and transition zone 
Inner city, city centre and transition zone all refer to the core, the heart, 
of urban areas. Although we have used these concepts several times 
earlier, we elaborate on them in this chapter as they guide our analysis 
of tugurios in Arequipa. 
Inner city is a historical-spatial concept that refers to the oldest parts of 
cities (Buursink, 1981, p. 198; Bahr and Mertins, 1981, p. 17; Gans, 
1987 and 1990). Useful definitions can be found in studies on older 
European cities, for example in Buursink's handbook on urban struc-
tures: '...that part of the present city that already existed before indus-
trialization resulted in an increasing growth of cities. This happened in 
the course of the nineteenth century. The vast city expansions, together 
forming the "outer city", are of more recent origins' (Buursink, 1981, p. 
198). This historical-spatial unity is reflected in a morphological struc-
ture: '...as well in style, dimensions, location (density of constructions) 
of the buildings as in the network of streets, the historic core differs 
from more recent parts of the city' (Buursink, 1981, p. 198). 
The small-scale character of the inner city, however, is not limited to 
the areas that originated in the pre-industrial era but can also be recog-
nized in more recent neighbourhoods. This was acknowledged by 
Buursink who stated: 'Looking at the important morphological resem-
blance between the pre-industrial city and the early industrial city (1875-
1925) there may be much to be said for an extension of the inner-city 
concept. One could therefore distinguish the morphological inner city in 
a pre-industrial area (the city until 1875) and an early industrial shell 
(city parts from the period between 1875-1925)' (Buursink, 1981, p. 
203). 
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Applying the historical-spatial component of the definition to Latin 
America, we could describe the inner city as the area that consists of the 
Spanish colonial core which is surrounded by nineteenth and early 
twentieth century expansions. These expansions are encircled by new, 
large-scale, areas which are functionally more or less homogeneous, 
such as industrial and low income neighbourhoods (Custers, 1992, p. 5). 
The morphological structure of Spanish Latin American inner cities 
can be described as follows. With the foundation of Spanish cities, the 
future urban area was divided into cuadras or manzanas (blocks) of 100 
by 100 meters creating a grid structure2. The most centrally situated 
block, the Plaza de Armas or Plaza Mayor, became the site of public 
events like festivities, markets and political and religious meetings. This 
square was surrounded by buildings with public functions like the 
cathedral, the municipality and the prison. Outside this centre, blocks 
were divided into four equal parts which were used for housing, the 
solares. In a belt around this area blocks were not divided. These so-
called quintas possessed two functions: space for future expansion and 
for horticulture and agriculture. Finally, chacras were vacant plots of 
400 by 400 metres and were located on the city's periphery3. 
The basic structure of residences was the 'patio-house' that originated 
in 'the mother country'. Figure 5.1 shows its elementary characteristics: 
the first patio with the living rooms and bedrooms, a second with the 
rooms for personnel, a kitchen, bathroom, toilet and storage and finally 
the garden that was used for growing fruit, vegetables and cattle 
(Mertins, 1987, pp. 117-118; also see: González Salinas, 1983, Appendix 
A-2; Málaga Medina, 1990, p. 371). 
As was described in Chapter 2, especially from the start of the 
twentieth century, changes like the modernization of means of transport, 
2. In 1573, the 'Ordenanzas de Nueva Población' (in English known as The City 
Planning Ordinances) of Philip II prescribed how new cities in the Spanish colonies 
had to be organized. The laws did not contain new elements, but laid down the 
tradition of city building as it had developed in the sixteenth century. Decrees 
formulated by Ferdinand in 1513 and Charles V in 1523, were also adhered to 
(Mundigo and Crouch, 1977, pp. 247-248; González Salinas, 1983, p. 4). 
3. This spatial organization also implied a social structure. The colonial elite lived in 
residences near the Plaza, whereas the middle class (artisans, merchants) were found 
in the ring surrounding this area. The simple dwellings of the Indians were located 
on the periphery, near the chacras. As we described in Chapter 2, this structure was 
often completed with the reducciones (special settlements for the indigeneous 
people) and, in a later phase, with barrios obreros (working-class neighbourhoods). 
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commercialization, out-migration of the elite and immigration of low 
income groups created considerable changes in this colonial morphology. 
Streets that were too narrow for modern means of transport were 
widened, colonial buildings were demolished and replaced by (taller) 
modern buildings and the subdivision or combination of blocks resulted 
in a complex cadastral structure. Consequently, many Latin American 
metropolises have lost a great deal of their colonial character4. In other 
instances, however, much of the original structure has been preserved. 
Although cities like Trujillo, Cuzco and Cajamarca in Peru or Popayán 
in Colombia also witnessed a significant change in the functions of 
colonial buildings, the traditional elements can still be easily identified5. 
Expansions in the nineteenth and early twentieth century built on the 
existing grid structure of the cities, although the traditional size of the 
blocks was not always maintained: activities like industry and housing 
required different, larger or smaller, dimensions. 
The functional-spatial concept of city centre (or: city) has a complex 
character. An example of this complexity is demonstrated by the Ger-
man geographer Gans. Because Gans' definition focuses on spatial 
elements, it is particularly significant to our study: the location of 
tertiary activities is a significant factor in the development of inner city 
rental housing. According to this definition, the city centre is the most 
centrally located part of a greater urban area that possesses a spatial 
concentration of central functions of 'high quality' like banks, insurance 
companies, law offices, real estate companies, stores with luxury goods, 
cinemas and theatres, restaurants and cafes. These activities evidently 
need to be close to each other to maintain functional relations. They are 
4. For example, during the last 50 years ihe inner cily of Santiago de Chile has been 
transformed fundamentally. Although many streets have not been widened, blocks 
have changed significantly: 'galerías, or shopping arcades, penetrate a number of 
blocks to form a system of all-weather walkways not found elsewhere in Latin 
America' (Violich and Daughters, 1987, p. 286). Many colonial buildings, as well as 
the majority of dwellings, among them conventillos, have been demolished to 
facilitate the process of commercialization (also see Chapter 2). 
5. Millier wrote of Popayán: '...until the earthquake of 1983, the rectangular grid 
structure was conserved completely without diagonal ruptures' (Muller, 1998, p. 47). 
One of the aims of the reconstruction activities following the earthquake was to 
preserve the colonial character of the inner city (Muller, 1988, pp. 57-58). Cajamarca 
and Cuzco are known for their impressive number of colonial buildings, which are 
well preserved. Especially the inner city of Cuzco, an important tourist centre, 
contains numerous historic buildings. 
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spatially concentrated in functional neighbourhoods which have specific 
dynamics (Gans, 1990, p. 75). However, it would be erroneous to 
assume that the city centre contains solely tertiary activities. Although in 
North American cities housing has largely disappeared from the centre, 
in most older European cities there is a combination of residential and 
tertiary activities (Buursink, 1981, p. 210). 
A combination of functions is the most prominent characteristic of the 
transition zone. In this area we come across small industries, store-
houses, houses, car parks, unoccupied buildings and vacant blocks 
(Hoekveld et al., 1981, p. 121). Several authors stress the marginal, 
peripheral character of this zone. For example, Buursink described it as 
an area where a residue of traditional inner-city functions like housing 
and manufacture are situated, whereas Hoekveld et al. considered the 
transition zone a complex of refuge areas for the poorest and companies 
that (for financial reasons) could not find space in the centre but still 
need a central location (Buursink, 1981, p. 200; Hoekveld et al., 1981, 
p. 121). 
The city centre is included in Bahr and Mertins' 'Model of the Social 
and Urban-Spatial Differentiation of Latin American Metropolitan 
Cities' (1981, pp. 1-33). According to this model, the administrative 
functions that were traditionally located around the Plaza de Armas, are 
nowadays distributed over different parts of the city, at the edge of the 
inner city or in 'administrative centres' outside the city. Commercial 
activities have become to dominate the inner city and have driven out 
residential functions. Bahr and Mertins spoke of an area that is charac-
terized by high-rise buildings, located along a traffic artery that starts 
near the Plaza. The authors coloured this description with two com-
ments. On the one hand, they asserted that city building in Latin 
America is more recent than in the USA and therefore the depopulation 
of the Latin American inner city is less progressed. On the other hand, 
however, some cities are already experiencing an outmigration of tertiary 
activities. This development could in the course of time result in the city 
centre losing its dominant function. 
In Latin American cities the transition zone is properly labelled 
Mischzone (mixed zone) and also exists of housing, warehouses and 
small industry' (Bahr and Mertins, 1981, pp. 19-20). However, as 
proprietors of small industries and stores often live on the premises of 
these buildings, the authors stressed the middle class character of the 
area. In our opinion, however, the situation is more complex and 
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resembles the picture painted by Buursink and Hoekveld: the transition 
zone is the habitat for middle and low income groups. As we demon-
strated in Chapter 2 and as shown in this chapter for Arequipa, rental 
housing can be found in this area. 
This brief and general description of the concepts of inner city, city 
centre and transition zone describes the spatial context of inner-city 
rental housing. We end this section with an explicit note on the relation 
between these concepts. 
The city centre is situated in the inner city but is not necessarily the 
same area. Often, the commercial core is smaller than the inner city. 
Moreover, whereas the inner city will no longer grow, the city centre 
possesses a dynamic character. Conditioned by, for example, economic 
factors, a centre will stagnate, stabilize or expand. In the last case there 
will be two options: vertical and horizontal expansion. The horizontal 
alternative especially will be at the expense of economically weaker 
functions in the transition zone. Commercialization and the social 
changes we referred to earlier, can transform the morphological structure 
of inner cities. 
5.2.2 The inner city, city centre and transition zone of Arequipa 
How can the inner city, city centre and transition zone of Arequipa be 
characterized? 
The inner city 
With the information presented in the last section and applying the 
results of our observations, we marked out the inner city of Arequipa as 
follows. 
The western border of the inner city is formed by Avenida la Marina 
on the left (eastern) bank of the Chili River. After following the last 
block of Calle Consuelo, the southern border turns off to Calle Sucre 
and Avenida Salaverry. The eastern border begins at Avenida Jorge 
Chavez and Avenida Goyeneche and ends at Calle Manuel Muñoz 
Najar. Starting with this street and Calle Arica and Filtro, the northern 
border is formed by the Torrentía de San Lázaro. The area measures 
about 220 ha. and is surrounded by neighbourhoods which were built 
from 1920. 
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Guía Urbano Turística, 1989) 
In the following we outline some relevant aspects of the morphological 
structure of this area and pay some attention to the new neighbouring 
zones. 
The colonial core of the inner city consists of the 49 blocks (including 
the Plaza de Armas) which were constructed in 1540 and measures 875 
by 850 meters (Nunez Valdez and Guerra Vizcara, 1973, p. 16). The 
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area is characterized by the grid structure which is better conserved in 
Arequipa than in many other colonial Latin American cities. Streets in 
the colonial and the post-colonial parts of the inner city still have the 
traditional width of 10.30 meters6 (Rivero, 1940, p. 131; Gutiérrez, 
1992, p. 23). Most blocks of the post-colonial zone, however, do not 
have the traditional dimensions of 110 meters (Figure 5.1; Rivero, 1940, 
p. 131). 
The majority of the colonial buildings, which are located mainly north 
of the Plaza, are constructed of sillar, a white volcanic sediment mined 
from the slopes of the Misti volcano. However, the actual number of 
buildings dating from the colonial era is relatively small, something 
which cannot be mainly attributed to the processes of modernization and 
commercialization as in Santiago or Caracas but primarily to the earth-
quakes that have ravaged Arequipa since its foundation in 1540. For 
example, in 1582 the recently founded city was destroyed almost 
completely, and the earthquakes in 1784 required the complete recon-
struction of residences and religious and government buildings (Gutiér-
rez, 1992, p. 39). The earthquake of 1868 was so intense, that only three 
buildings were left undamaged (Carpio Muñoz, 1983, vol. 3, pp. 5-18). 
In many instances reconstruction made no sense and new buildings were 
erected according to architectural styles that were in vogue at the time. 
The new forms architecture were also used in the construction of new 
parts of the city although sillar continued to be a frequently used mate-
rial. This variety of styles but unity in material used makes Arequipa 
one of the most attractive cities in Spanish America. In tourist guides 
the city is proudly proclaimed as the 'White City, of a unique beauty, 
and original architecture...' and the 'whiteness and impressiveness of its 
constructions' (López Doria, 1987, pp. 87-88). 
This variation in styles with unity in materials used was first deviated 
from around the end of the nineteenth and the beginning of this century 
in the form of schools (e.g. Calle San Juan de Dios) and factory build-
ings (on the left bank of the Chili River). However, particularly since 
the 1960s the blend of colonial and post-colonial styles has been pro-
gressively more disturbed by new elements. Despite of the danger of 
earthquakes, tall buildings have been constructed, like the Hotel Presi-
dente of 13 floors at Calle Piérola, the office building Sud-America of 
six floors on the corner of Calle la Merced and Calle Palacio Viejo and 
6. This width causes many problems for the modern means of transport. Therefore, 
in the majority of the streets in the inner city the traffic is one-way. 
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an office building, also of six floors, on the corner of Calle Santo 
Domingo and Calle San Juan de Dios. Another new element is the 
residential complex 'Nicolás de Piérola' which accommodates (lower) 
middle class households and can be found in the south-eastern part of 
the inner city. The increasing number of galenas comerciales (shopping 
arcades of two or three floors which are situated in several parts of 
Arequipa's inner city) and the car parks which have been built on the 
land of demolished colonial and post-colonial buildings are further 
elements. 
San Lázaro, situated in the northern part of the inner city, deserves 
special attention. The neighbourhood dates from the pre-colonial period, 
and from 1540 onwards served as a residential area and work place for 
lower classes. The area consists of narrow, winding streets and modest 
houses and therefore differs from the rest of the (grid structured) inner 
city. Originally the neighbourhood lay outside the urban area but in the 
course of time was absorbed by the urban fabric (Gutiérrez, 1992, pp. 
24-29). 
The neighbourhoods surrounding the inner city do not resemble this part 
of Arequipa either morphologically or functionally (see Figure 5.1). We 
describe some of these areas briefly7. 
Vallecito, situated in the south west, was built between 1920 and 
1940 and formed part of the urban expansion generated by the location 
of the train station near the present Avenida Salaverry (Paz Soldán, 
1990, pp. 522-523). A private organization built avenues of 16 metres in 
width and prepared plots for the construction of 300 to 400 residences. 
Vallecito was intended to be a garden city of chalets with extended plots 
that permitted the creation of parks and gardens (Rivero, 1940, p. 136; 
González Salinas, 1983, p. 15). In the early 1990s it still is an area with 
parks, spacious residences and inhabited by elite and higher middle class 
households who started to live here in the 1920s and 1930s. 
The area to the south of the inner city comprises the 'zone' around 
the railway station and its related industrial activities (initiated in the 
1870s, after the completion of the Southern Railway; see Chapter 8). 
Furthermore, and adjacent to this area, is the working class neighbour-
hood María Isabel that was built between 1926 and 1940. The spatial 
7. On the right bank of ine Chili River, on the western border of the inner city are 
the old reducción of Yanahuara and the older district of Cayma (see Chapters 4 and 
8). 
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and social character of this neighbourhood differs widely from Vallecito 
and consists of rental housing (tugurios) which were originally intended 
for people who worked at the railway station and in the surrounding 
area. 
Avenida Goyeneche was built between 1911 and 1917 and extended 
in 1940. Along the avenue are many residences in chalet-style like in 
Vallecito (Rivero, 1940, pp. 136-137). In the second half of this century 
many of these stately buildings have been vacated by their inhabitants 
(mainly because the Avenue has become an important traffic artery) and 
they now function as offices, schools or shops (Rivero, 1940, p. 137; 
Gutiérrez, 1992, p. 215). Municipal and El Carmen (dating from the late 
1960s) are situated east of these avenues and are middle class neigh-
bourhoods where many of the residents work in schools and at the 
university. 
North-east of the inner city is the district of Miraflores which present-
ly has a population of 48,000 and is therefore (following Paucarpata, 
Arequipa and Socabaya) the fourth district of Greater Arequipa (INEI, 
1990, p. 22). Miraflores dates from the colonial era when it was a 
village (Gutiérrez, 1992, p. 59). In the nineteenth and especially this 
century the district became an important residence for the lower and 
middle classes. Gráficos is one of Arequipa's first spontaneous neigh-
bourhoods and was established in 1949 (see Chapter 4). 
In connection with the festivities in 1940 of the foundation of Are-
quipa, the Municipality initiated a number of urban projects (see Chapter 
8). One of these concerned the creation of a new residential area, Selva 
Alegre, north of the inner city which was intended for the elite and 
upper middle class (Gutiérrez, 1992, pp. 218-219). The plans which 
included a park of 20 ha with pavilions and pergolas and asphalted 
streets, were based on the experiences with Vallecito. In the early 1990s, 
Selva Alegre is still a residential neighbourhood with a population of 
about 1,900 people (SEDAPAR, 1989, anexo 4). More recently, in the 
1980s, the residential neighbourhood San Juan was built for upper class 
and upper middle class households. 
City centre and transition zone 
From the functional point of view, Arequipa's core resembles the heart 
of many older and middle-sized European cities. The area which is 
exclusively devoted to tertiary activities, is limited and housing has 
disappeared from only a small area. Therefore, the centre of the secon-
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dary city Arequipa differs from the City as it was described by Bahr and 
Mertins for Latin American metropolises (see Figure 5.3). 
The heart of the city centre is situated east and north of the Plaza de 
Armas and, to a lesser extent, on the two blocks south of it. Shops with 
luxury goods and services like fashion, jewellery and compact discs, 
restaurants and cinemas are found mainly at Calle Mercaderes and Santo 
Domingo. Especially in the first few blocks of these streets, on Calle 
San Francisco and Calle Santa Catalina, and the first block of Calle 
Jerusalén there are many offices: banks, lawyers, insurance companies 
and travel agencies8. In other streets, Calle San José for example, there 
is a more extensive mixture of functions. Offices, car parks, restaurants 
and shopping arcades give these streets a multi-facetted character. The 
same can be said of the first few blocks to the south of Plaza where 
colonial and post-colonial buildings accommodate small shops and 
offices as well as an ever increasing number of shopping arcades. 
A primary characteristic of the transition zone in Arequipa is its func-
tional heterogeneity, which could be described as follows. 
South of the city centre is a blend of activities consisting of schools, 
shops and restaurants of lower quality, car parks, warehouses, work-
shops, unoccupied buildings and vacant lots. Although street hawkers 
have spread to many parts of the inner city, they are notably concen-
trated in the last blocks of San Juan de Dios, which can be explained by 
the location of terminals of many international and regional bus compa-
nies. 
The area surrounding the San Camilo market has the largest concen-
tration of street vendors in the inner city. In the streets very near the 
market there are so many vendors that driving is nearly impossible. 
South of the market is the residential project 'Nicolás de Piérola' which 
has now been under construction for more than 30 years. The streets 
encircling the complex resemble the San Camilo area: thousands of 
street vendors vie their trade, creating such a chaos that private cars, 
trucks (supplying stores with goods) and public transport are hampered 
alike. 
The new Palace of Justice, situated on the renovated Plaza España has 
stimulated a transformation of the surrounding area. Adjacent streets like 
8. Many lawyers have left their offices (which were near the old Palace of Justice, 
on Calle San Francisco) for an office near Plaza España where the new Palace of 
Justice is situated (see next section). 
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Calle Colón and the last blocks of Calle San José, have witnessed the 
erection of several office buildings where professionals such as lawyers 
rent space. The area will soon take an even more tertiary character as in 
April 1992 the old prison (where hundreds of street hawkers had their 
stands) was demolished for the construction of a Civic Centre, a build-
ing of 11 floors, providing space for shops, offices, a museum and 
conference centre (El Pueblo, April, 1992; Chapter 8). 
The area between the Palace of Justice and the San Camilo market is 
characterized by a mixture of functions, including rental housing, and 
therefore resembles the southern parts of the transition zone. However, 
the construction of shopping arcades on Calle Dean Valdivia and Calle 
Octavio Muñoz Najar indicates that this region is undergoing the same 
process of tertiarization as the area surrounding the Palace. 
The region to the north of the city centre is relatively stable and 
consists of San Lázaro, Calle Grau, Villalba and the last blocks of Calle 
Jerusalén where hotels, restaurants, schools and housing constitute the 
principal functions. 
Finally, in the area located on the left bank of the Chili River, rental 
housing for low income groups, tanneries and artisans' workshops are 
the most important elements. The tanneries played a key role in the 
development of tugurios, but since some of them have closed down 
stagnation seems to be the main characteristic of this area (see Chapter 
8). 
Summarizing, the inner city of Arequipa, an area of 220 ha. that consists 
of a colonial core and post-colonial expansions, is characterized by a 
remarkable architectural unity. The last decades, however, this picture 
has increasingly been affected by modern elements such as shopping 
arcades and high-rise buildings. 
Functionally, the heart of Greater Arequipa can be divided into a 
small city centre and a heterogeneous transition zone. There are areas 
with a certain degree of tertiarization, others with concentrations of 
street vendors and stagnant or stable areas. 
5.3 Inner-city rental housing: characteristics 
5.3.7 Information on the number of tugurios and inhabitants 
In Chapter 2 we noted that accurate information on the number of rental 
houses and tenants is rather limited. On the one hand we have to rely on 
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estimates, while on the other hand different sources give contradictory 
figures. Does information on inner-city rental housing in Arequipa 
provide any quantitative data? In order to answer this question, we 
looked at publications on tugurios. 
Our first source was the local newspapers. 'Problems' appear to be a 
major reason for journalists to write articles on inner-city rental housing. 
At the turn of the century the local press printed stories on the health 
conditions in the rental houses, and in the 1950s attention was paid to 
the living conditions in the tugurio complex 'Casa Rosada' (e.g. La 
Bolsa, 24-2-1891, 31-1-1900; Noticias, 21-2-1953, El Pueblo, 21-2-1953; 
also see Chapter 8). The devastating earthquakes of 1958 and 1960 
which made many tugurios and other buildings uninhabitable and 
stimulated the 'Nicolás de Piérola' project mentioned above, gave rise to 
several articles on the dangers of living in practically demolished rental 
houses (El Pueblo, 18-1-1958, 24-1-1958). In February 1989, Arequipa 
was afflicted by heavy floods from the Chili River and in particular 
buildings situated on the left bank of the river were affected. As the 
inhabitants of the tugurios located in the area formed a significant group 
of victims, inner-city rental housing temporarily became a main theme in 
Arequipian newspapers (El Pueblo and El Correo, several dates in 
February 1989; see also Chapter 11). Occasionally authors wrote on 
themes like the history and culture of tugurios, whereas articles on 
inner-city rental housing in general do not exist at all. Our search for 
quantitative information was in vain. 
Government studies on tugurios in Arequipa are rare. In the Urban 
Master Plans they barely figure (see Chapter 8). To our knowledge, the 
first document treating tugurios dates from 1953 and concerned 'Casa 
Rosada'. This was the product of research performed by social workers 
of the Ministry of Public Health and Social Assistance which described 
the socio-economic characteristics of 101 households in this area (MdS-
PyAS, 1953). Some sources mention a census among the inhabitants of 
all 'deteriorated houses' in Arequipa that was held in 1962 but we were 
unable to locate this study. The only government sources which might 
provide population numbers are the national censuses. However, as we 
concluded in Chapter 2, information stemming from official data cannot 
be taken for granted and other factors such as how statistics defined 
rental housing have to be taken into account. This also applies to the 
Peruvian censuses. The national population count from 1940 contained 
data on the kinds of tenure in dwellings. One category was the vivienda 
alquilada (rented housing), a category which could include one room, 
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some rooms or an entire house (Dirección Nacional de Estadística 
(DNE), Vol. XII, 1943, p. 77). Renting proved to be an important type 
of tenure: of all dwellings in Arequipa (10,694), more than 80% (8,739) 
belonged to this category (DNE, 1943, p. 77). The census, however, did 
not specify the size of the rented accommodation (e.g. entire houses or 
rooms within buildings) nor did it point to the physical quality of the 
viviendas alquiladas and is therefore not suitable for drawing con-
clusions on the number of tugurio inhabitants. The census of 1972 did 
specify rent housing by employing the term vivienda en casa de vecin-
dad (housing in casa de vecindad) which was defined as: 'those [dwell-
ings] which form part of a number of rooms distributed along a corridor 
or around a patio, generally making use of collective water installations 
and/or sewerage. This category comprises rooms situated in callejones, 
solares and corralones' (INE, 1974, p. vi). There are similarities with 
our definition of tugurios but also some important differences. Firstly, 
the use of the term casa de vecindad is rather peculiar, because in Peru 
it is not a common term neither in every day language nor in studies on 
(inner-city) rental housing. Secondly, although, on the one hand, a 
phrase like 'a number of rooms' and the mentioned types suggest that 
rental houses with a small number of households (two or three) are 
excluded, on the other hand the absence of specific quantitative com-
ments requires to assume that the small rental houses make up part of 
the vivienda en casa de vecindad stock. Thirdly, one of the clearest 
characteristics of this segment of the low income housing market, the 
poor physical conditions, are not referred to. Finally, only three sub-
types are mentioned while others, for example the typical Arequipian 
tambos, are excluded. Concluding, the contents of the definition but also 
the fact that none of the censuses distinguished neighbourhoods within 
the districts of Greater Arequipa make them not very useful for estab-
lishing the number of tugurio inhabitants in the inner city. 
Scientific publications make up a third potential source of quantitative 
information. In the small number of studies on the urban development of 
Arequipa, as well as in books and articles on the economic, social, 
cultural and political history of the city, tugurios are mentioned, but 
there is no substantial quantitative information on them. This is also the 
case for studies performed by students of Arequipa's two universities: 
the 'Universidad Católica "Santa María'" (UCSM) and the 'Universidad 
Nacional de San Agustín' (UNSA). Many theses from the Faculty of 
Architecture and Planning of the UNSA on housing problems focus on 
the periphery, whereas tugurios only are referred to in studies on inner-
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city areas like the left bank of the Chili River and the Casa Rosada or 
San Camilo areas (for example: Falcon, et al. on the Casa Rosada area: 
Falcón et al., 1985; Linares Silva on the left bank: Linares Silva, 1981). 
The same can be said of faculties like Sociology and Anthropology: 
much on peripheral neighbourhoods but almost nothing on inner-city 
rental housing. We have traced just two reports in which tugurios are 
focused upon. The first is a study called 'Problems of the tugurios in the 
City of Arequipa' (1973) which was written by students of the Faculty 
of Social Assistance of the UCSM (Flores Herrera and Salas Rédon, 
1973). The authors presented a list of 65 tugurios with a population of 
1,267 households. This list was not complete, but the authors felt it was 
sufficient for their study (Flores Herrera and Salas Rédon, 1973, p. 87). 
They do not elaborate on the total number of tugurios and tenants9. The 
second study is a thesis on health problems in Έ1 Castillo del Diablo', 
called 'Health Problems in the tugurio "Quinta Salas" in the District of 
Arequipa' and was written by students of the Faculty of Nursery of the 
UCSM (Flores Romero et al., 1987). A general description on inner-city 
rental housing is absent and estimates of the total population of tugurios 
are not presented. 
In short, neither of the three sources could give us a sufficient base to 
estimate the number of tugurios and inhabitants and thus we were 
obliged to make our own inventory. In this inventory, we excluded the 
tugurios in the neighbourhood San Lázaro, which could be explained as 
follows. Although the area is part of the inner city, its spatial structure 
and its historic-architectural value (see Section 8.1.4) make it different 
from the rest of the area as it, e.g., is not threatened by tertiairy activ-
ities and urban renewal. 
The results of our inventory are shown in Appendix 1. According to 
our estimations the inner city numbers 100 tugurios, inhabited by 1,164 
households. With an average of 3.99 members per household (see 
Chapter 6), this would imply an inner-city tugurio population of 4,648 
people. Table 5.1 displays the distribution of household size categories. 
9. The list was not completely accurate. On the one hand it excluded tugurios with 
relatively large populations, especially near the San Camilo market, whereas on the 
other hand it included buildings which were, to our knowledge, never rental houses. 
Furthermore, it remains unclear how the inhabitants were counted (e.g. by estimation 
or by actually entering the buildings and interviewing tenants). 
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Table 5.1 Number of tugurios according io household size 
Household size (members) Number 
4-5 25 
6-10 44 
11-15 16 
16-20 5 
>21 JO 
Total 100 
Source: Field work, 1989 and 1990. 
Compared to the total population of Greater Arequipa (653,524) this is 
0.7%, whereas it is 3.9% of the population of the district of Arequipa 
(119,156 inhabitants; INE, 1989, pp. 29-30). Comparing the tugurio 
population to the population of the inner city is problematic as popula-
tion figures on this area are absent. The only relevant information can be 
found in a recent study prepared by SEDAPAR. It included the Cercado 
(centre) which was made up by the inner city and the neighbourhoods 
María Isabel and IV Centenario (see Figure 5.1; SEDAPAR, 1989, 
anexo 4). The study estimated that, in 1990, this area had a population 
of 57,053 (SEDAPAR, 1989, anexo 2). Departing from the general 
population density estimated by SEDAPAR, the number and size of the 
blocks in the last two neighbourhoods10, the inner city would have 
about 53,320 inhabitants, meaning that tugurio inhabitants make up 
8.7% of its population". 
10. The population density for the tolal Cercado area was estimated 249 per ha. The 
10 blocks of this neighbourhood generally were 0.5 ha, thus the population would 
amount 1,245. María Isabel counts 10 blocks each of about 1 ha. This would mean 
2,490 inhabitants. Both neighbourhouds thus would have 3,735 inhabitants (SEDA-
PAR, 1989, anexo 4). 
11. Within the District of Arequipa, but outside our survey area, we find two other 
concentrations. Firstly, María Isabel, the neighbourhood directly south to the inner 
city (see Figure 5.1). In the 10 blocks of this neighbourhood housing in the form of 
tugurios constitutes an important user of space and is comprised of about 30 edifici-
os deteriorados and callejones. Departing from an average number of 11.65 per 
tugurio (1,164 households in 100 tugurios in the inner city and an average number 
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We end this section with a second result of our survey, namely the 
question of whether the inhabitants are indeed tenants. 
Table 5.2 Tenure in tugurios in the inner city of Arequipa ι 
Tenure 
Renting 90.8 
Owning 6.5 
Other _2Л 
Total 100.0 
[415] 
Source: Sample, 1990. 
The question can be answered in the affirmative as 90.8% of the popula­
tion rent their accommodation (for an elaboration on this theme see 
Section 6.3.1 under the heading tenure aspects). 
Closing this section, we could conclude that, like in La Paz, numbers 
on tugurios and tenants in the inner city of Arequipa are virtually 
absent. This was revealed by an examination of various kinds of publi­
cations, among them the national censuses. We had to estimate the 
number of tugurios and their inhabitants ourselves and the conclusion 
must be that, compared to Lima and the cities in Table 2.1, the relative 
number of inner-city tenants in Arequipa is low. 
5.3.2 Characterization of tugurios in Arequipa 
In Chapter 2 we stated that inner-city rental housing could be divided 
into two categories: on the one hand buildings that are constructed with 
the specific aim to rent out rooms (tugurios por origen) and on the other 
of 3.99 members per household), the neighbourhood would accommodate about 
1,395 inhabitants. Secondly, the old neighbourhood of Antequilla, situated at the 
right bank of the Chili River, south of Avenida Ejército. In the five tugurios, three 
of them being tambos, live about 230 inhabitants. Thus, according to our estima-
tions, the District of Arequipa has 7,073 tugurio inhabitants, made up by: 4,648 (the 
inner city), 1,395 (María Isabel), 800 (San Lázaro) and 230 (Antiquilla). 
Furthermore, as in Lima, we find tugurios in other districts of Arequipa. Especially 
in the oldest parts of the districts of Miraflores, Paucarpata and Cerro Colorado we 
find important clusters. There is no data on the number of inhabitants there. 
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hand former single household residences (tugurios por proceso). 
In Arequipa the tugurios por origen can be further subdivided into 
edificios deteriorados (deteriorated buildings) and callejones (corridors). 
Callejones were discussed in Chapter 2, and in the description of 
Liman tugurios we indicated that they make up a significant part of 
inner-city rental housing in the Peruvian capital. The vital characteristics 
of callejones, like the large corridor, also apply in the case of Arequipa, 
but the Arequipian callejón generally accommodates fewer households 
than its Liman twin. 
The 1973 study on Arequipian tugurios described the edificios dete-
riorados as collective rental houses in a state of decay which, in their 
original state, had been 'quite acceptable residences'. According to the 
authors, they consist of a complex arrangement of callejones (Flores 
Herrera and Salas Rédon, 1973, p. 64). In many cases these buildings 
resemble the traditional, colonial ряг/tf-houses, that is they consist of 
either one or two patios or a combination of patios and callejones 
(Figure 5.4). As with other tugurios services in these rental houses are 
shared and of poor quality. 
Tugurios por proceso can be divided into casonas and tambos. 
Casonas is the common Arequipian term for buildings with a patio 
structure that were built in the colonial era, during the nineteenth 
century or in the first decades of this century. These buildings were elite 
or middle class residences which were converted into rental houses 
particularly this century. As such they may be considered the casas 
subdivididas of Arequipa (see Chapter 2). 
Tambos date from the colonial era and were constructed from sillar, 
adobe and joists that support these constructions. In the past they 
functioned as inns for people travelling from the mountains and con­
tained corrals where visitors could leave their donkeys, horses and 
llamas. These animals were used to transport meat, potatoes and other 
produce to the city from the sierra (Gonzales, 1988, p. 4). In the last 
decades of the nineteenth century, social changes caused a functional 
transformation of these buildings and their proprietors started to let 
rooms on a more or less permanent basis (see Chapter 9). The reputation 
of the tambos is based on their function in the past: 'When we talk 
about Arequipa, about Arequipians, about the traditional streets and the 
ancient suburbs, we also have to mention the tambos, the old popular 
inns, which descend from the Inca empire...', wrote an Arequipian 
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Figure 5.4: Layout of a tugurio, the callejón type, at Calle San Camilo 512 (Source: 
Fieldwork, 1990) 
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author (El Correo, 15-8-1987). Actually, as far as the physical condition, 
the level of services and location and tenure are concerned, they do not 
differ significantly from other tugurios in Arequipa. 
Characterization of tugurios 'in the field' is hampered by two factors. 
As a consequence of the earthquakes and overcrowding, patios, 
corridors and roofs are occupied by provisional shelters: the corralones 
(shacks in patios) and tugurios de azotea (shacks on roofs). As 
described further on in Section 5.3.5, various materials are used in 
building these 'rooms', such as sillar and tin. In some cases only the 
front of a tugurio dates from the last century whereas the interior has 
been more recently built. As such it may be difficult to typify these 
buildings. 
A second problem is related to the reason for characterising the 
buildings. We learn not only about the history of the buildings them-
selves but also to our understanding of the development of inner-city 
rental housing. For some buildings however, the history is not easy to 
discover. For example, the present owners could not always supply 
information about the original function of a building, whereas Municipal 
and cadastral archives are incomplete and not always up to date. 
Taking into account these practical problems our survey (which was 
based on the elements of our definition), showed that inner-city rental 
housing in Arequipa is divided roughly equally into tugurios por origen 
and tugurios por proceso. Tambos only represent a small proportion of 
rental housing: numbering only six buildings. The number of callejones 
also is small. Thus, the majority of rental houses in Arequipa's inner 
city are casonas and edificios deteriorados. In Chapters 8 and 10 we 
return to this theme. 
5.3.3 Location 
The location of the 100 tugurios of Arequipa's inner city can be 
described as follows (Figure 5.5). 
A first major concentration can be observed near the Chili River. In 
this area are some well-known tugurios (e.g. those which appeared 
several times in the local press during the floods of February 1989). 
Here we find the edificio deteriorado 'El Castillo del Diablo' with 90 
households and the tambo 'La Cabezona' with 55 households (Field-
work, 1989-1990). In a description of 'El Castillo del Diablo' the 
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Figure 5.5: Location of tugurios in Arequipa's inner city (Source: Fieldwork, 
1989/1990) 
authors of the 1973 study also portrayed the surrounding area: 'The 
atmosphere in the many, narrow, cul-de-sacs, is polluted, because the 
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tenants rarely clean and maintain their rooms, and throw away waste and 
used water.... This situation is worsened by the fact that the building is 
located in the same area as several tanneries which produce an even 
more depressing atmosphere. The location of bars also contributes to the 
poor reputation of the area...' (Flores Herrera and Salas Rédon, 1973, 
pp. 48-49). Some publications point to the history of the area or mention 
(former) economic activities in the area. One publication concerns 
'Tambo el Bronce' at Calle Puente Bolognesi 333: '...the first propri-
etors were, among others, the Galdos Benavides family who used the 
building solely as a tambo. Much later, the Galdos sold the building to a 
chemist, Carlos Abusada Abedrabbo, who has sold the tambo, room by 
room, since 1966' (Gonzales, 1988, p. 4; also see El Pueblo, 24-2-1987). 
A second concentration is located near the San Camilo market. The 
chaotic character of this area with its numerous street vendors, seems to 
be reflected in the physical characteristics of the tugurios. The earth-
quakes of 1958 and 1960 and the slow development of the 'Nicolás de 
Piérola' project have resulted in increasing deterioration and, 
consequently, in the uninhabitability of several buildings. The aim of the 
'Nicolás de Piérola' project was to renovate this deteriorated area which 
was dominated by the 'Casa Rosada' tugurio complex. To date, this has 
only partially been achieved. Therefore, a description dating from 1958 
still applies in the 1990s: 'Since Arequipa started to grew southwards, 
"Casa Rosada" has been a serious problem. Right in the centre of Are-
quipa we encounter this zone of deteriorated housing, with poverty and 
diseases. The area could be the focus of epidemics, [it has, gc] slowed 
down the expansion of the city' (El Pueblo, 24-1-1958). 
Unlike the concentrations described above, rental houses in the south 
of the inner city and to north of the San Camilo market are not promi-
nent. Their façades do not differ greatly from those of other buildings in 
these areas and one has to enter a building in order to determine 
whether it is a tugurio or not. This anonymity is strengthened by the fact 
that the first patio often contains offices, shops or depositories and/or is 
better maintained than the other patios. For example, on the fifth block 
of Calle Dean Valdivia is one of the largest rental houses of Arequipa, a 
callejón which is inhabited by about 50 households. On both sides of its 
entrance the rooms are used as offices, whereas out of sight in a corner 
is an entrance to the real function of the building: rental housing. The 
owner lives next door to this building in a house typical of many middle 
class neighbourhoods in Arequipa (a small fenced garden in front of the 
house). In Calle Alvarez Thomas, the first patio of many tugurios 
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accommodates offices and depositories whereas access to the residential 
parts is through a small corridor. 
In the northern part of the inner city are only a few rental houses. As 
we mentioned in the previous section, the functional character of this 
area contrasts with the other transition areas. On the fifth block of Calle 
Jerusalén 'lost' among hotels, houses and restaurants, are two tugurios. 
This also applies to Calle Grau, Calle Villalba and Calle Ugarte where 
many buildings have been declared historical monuments and tugurios 
form part of the Monumental Zone of the city (see Chapter 8). Even 
more than in Calle Alvarez Thomas, rental housing in this area is almost 
invisible (see Photos 5.5 and 5.6). 
Due to their dimensions, number of tenants, functional characteristics as 
well as their history and the 'reputation' of the area where they are 
situated, the tugurios on the left bank of the Chili River and in the San 
Camilo area, are notorious. Although there are important concentrations 
of tugurios in Calle La Merced and Calle Alvarez Thomas, these do not 
attract much attention of passers by which applies even more so to 
rental housing in the northern area of the inner city. 
5.3.4 Number and size of rooms 
In our review of inner-city rental housing in Latin American cities, the 
portion of our definition of tugurios referring to the amount of living 
space (a limited number of rooms), is confirmed without doubt. In some 
cases 'limited' could even be considered an euphemism, as in the case 
of the palomares of Guatemala City. 
According to several publications, this conclusion also applies to 
inner-city rental housing in Arequipa. Arequipian author Gonzales wrote 
giving his general impression of some tugurios: 'Entering a tambo 
almost means entering a city. Its tangling labyrinths lead us inevitably to 
narrow passages, which split up suddenly in dark corridors and patios' 
(Gonzales, 1988, p. 4). The 1953 study of the 'Casa Rosada' area also 
mentioned the confined spaces with the authors describing the '...narrow 
corridors where people wash, cook, breed birds, children play... (-
MdSPyAS, 1953, n.p.). 
Some other publications have offered more specific information. The 
1973 study surveyed 250 households and concluded that 60% had to 
make do with one room that functioned as 'sitting room, dining room 
and bedroom, while in many cases people kept domestic animals like 
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Photo 5.5: Facade of a tugurio 
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Photo 5.6: Interior ot' the tugurio on Photo 5.5 
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dogs, cats and birds' (Flores Herrera and Salas Rédon, 1973, p. 123). 
The thesis on Έ1 Castillo del Diablo' presented the following data on 
the number of rooms per household: 
Table 5.3 Number of rooms per household in 'El Castillo del Diablo' (%) 
Number of Rooms 
1 59.0 
2 26.0 
3 10.0 
4 5.0 
Total 100.0 
Source: Flores Romero et al., 1987, p. 153. 
In our questionnaire we asked the number of rooms each household had 
at its disposal. The significance of the findings increases when they are 
compared to household-size, as is done in Table 5.4. 
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Table 5.4 Proportion of Arequipa's tugurio households with various numbers of 
rooms according to number of members in household 
N rooms 1 2 3 4 >5 Households 
N members with N 
% % % % % members 
1 
2 
3 
4 
5 
6 
7 
> 8 
Total 
16.5 
10.5 
24.0 
17.0 
15.5 
7.0 
4.0 
5,5 
100.0 
[200] 
5.1 
13.7 
18.8 
21.4 
20.5 
12.8 
4.3 
1A 
100.0 
[117] 
1.9 
13.5 
9.6 
30.7 
17.3 
17.3 
7.8 
12 
100.0 
[521 
7.7 
11.5 
19.2 
7.7 
27.0 
19.2 
... 
7/7 
100.0 
[26] 
— 
13.2 
... 
26.7 
26.7 
6.7 
20.7 
6І) 
100.0 
[15] 
11.2 
12.0 
19.5 
19.8 
18.3 
10.7 
4.9 
4 6 
100.0 
[410] 
% with 
n-rooms 48.8 28.5 12.7 6.3 3.7 100.0 
Note: In counting the number of rooms, bedrooms were included. Kitchens, bath­
rooms and storerooms were excluded. 
Source: Sample, 1990. 
Almost half of the households (48.8%) have to be content with one 
room. This means that at night they are forced to find solutions like 
sleeping on the floor and putting several children in one bed. The 
sleeping area is often situated in a corner, separated from the room only 
by a curtain. Furthermore, half of these households do not have a 
separate kitchen and cook either in the living room, outside on the patio 
or in the corridor. We return to this subject in Section 5.3.6. 
A second indication for the space available per tugurio household is the 
total area of their rooms. This information also is more significant when 
related to household size. 
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Table 5.5 Area available to tugurio households in Arequipa (%) 
M2 1-10 11-20 21-30 31-40 41-50 51-60 61-70 >71 
N members 
% % % % % % % % 
1 20.0 
2 13.3 
3 26.7 
4 10.0 
5 16.7 
6 6.7 
7 3.3 
> 8 1 3 
Total 100.0 
[30] 
13.6 
10.6 
19.7 
23.5 
16.7 
6.8 
3.8 
11 
100.0 
[132] 
11.3 
15.5 
20.6 
17.5 
17.5 
11.3 
2.1 
4,2 
100.0 
[97] 
6.5 
9.6 
22.6 
22.6 
14.5 
14.5 
8.1 
1Á 
100.0 
[62] 
5.4 
5.4 
16.2 
16.2 
27.0 
13.6 
5.4 
10.8 
100.0 
[37] 
. . . 
16.7 
16.7 
25.0 
25.0 
8.2 
4.2 
áa 
100.0 
[24] 
— 
30.0 
. . . 
10.0 
10.0 
40.0 
10.0 
— 
100.0 
[10] 
5.0 
5.0 
10.0 
10.0 
25.0 
10.0 
20.0 
15.0 
100.0 
[20] 
% 
with 7.3 32.0 23.5 15.0 9.0 5.8 2.4 4.9 
η m
2 
Note: In measuring living space, bedrooms were included while kitchens, bathrooms 
and storage space were excluded. 
Source: Sample, 1990. 
Although the group with less than 10 m2 is small (7.3%) it includes 12 
households with at least four members: with the space available per 
person being 2.5 m2 at most and as little as 1.2 m2. More than half of 
the households (62.8%) have less than 30m2. With four people or more, 
the space available per person is 3.7 m2 to 7.5 m2. 
In summary, both tables clearly demonstrate the cramped housing 
conditions of the majority of the tugurio population and so confirm 
earlier, though scarce, information. 
5.3.5 Physical condition 
According to many publications, the physical state of Arequipian 
tugurios is poor. As stated earlier, however, the front of the buildings 
does not always indicate the deterioration inside. In 1973, Flores Herrera 
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and Salas Rédon wrote: 'The exterior of these buildings has been 
maintained, but only superficially so that passers by will see a nice, 
clean façade' (Flores Herrera and Salas Rédon, 1973, p. 54). 
An indication of the physical condition is the material used in the 
construction of the building. As is shown in Table 5.6, walls and roofs 
are mostly constructed with sillar. The majority of tugurios were 
originally built with this volcanic sediment. 
Table 5.6 Principal materials used for walls, roofs and floors in tugurios of Arequipa 
(%) 
Material 
Sillar 
Brick 
Wood 
Concrete 
Corrugated iron 
Adobe 
Other 
Total 
Walls 
% 
64.5 
13.5 
5.1 
11.6 
4.3 
1.0 
100.0 
[394] 
Roofs 
% 
46.6 
7.4 
7.9 
14.5 
23.0 
0.3 
0.3 
100.0 
1394] 
Material 
Tiles 
Concrete 
Wood 
Sand 
Other 
Total 
Floors 
% 
41.1 
29.7 
21.4 
7.4 
0.8 
100.0 
[392] 
Source: Sample, 1990. 
Other materials have been more recently used, often being inefficiently 
employed in all kinds of combinations. For example, 'rooms' have been 
constructed of brick and corrugated iron and wood. Two elements under-
lie this. Firstly, if all 'regular' rooms are rented out, landlords seldom 
object when new tenants construct provisional shelters in patios, in 
corridors and on roofs (see Chapter 2). Moreover, when households who 
are already renting need more living space, they often expand their 
'home' through the construction of a new room in the patio. The 
provisional character of the tugurios is shown in Photos 5.7 to 5.10. 
They show 'rooms' consisting of corrugated iron, but also of loosely 
piled stones, sillar, adobe, wood and combinations of these materials. 
The way rooms are (re-)constructed following an earthquake is a 
second element. Due to a lack of interest on the part of the owners, the 
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Photo 5.7: Maintenance in a tugurio (Custers & Vreman, 1990). 
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Photo 5.8: Maintenance in a tugurio (Custers & Vreman, 1990). 
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Photo 5.9: Maintenance in a tugurio (Custers & Vreman. 1990). 
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Photo 5.10: Maintenance in a tugurio (Custers & Vreman, 1990). 
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inhabitants have to repair the damages themselves (see Chapter 11). 
Rooms that have become uninhabitable are replaced by provisional 
shelters in the patio or corridor. Photo 5.2 shows a tugurio on Calle 
Alto de la Luna which has not been repaired or maintained since the 
earthquakes of 1958 and 1960. 
The lack of maintenance and repairs and inefficient use of materials 
result in dangerous living conditions. Following the earthquake in 1960 
an architectural investigation pointed to the dangers of these chaotic 
building methods: '...the construction [of the buildings] shows countless 
numbers of errors due to the heterogeneity of the materials that have 
been employed. Adobe, brick, sillar, wood are utilized in absurd and 
thoughtless [sic] combinations' (Belaunde Terry, 1960, p. 16). 
The deteriorated state of tugurios also can be stressed by referring to 
other elements. For example, in almost 75% of the rooms, paint is not 
maintained, while two thirds of wooden balconies and stairs are in very 
poor condition and in 35% of cases roofs, walls and doors had defects. 
This lack of maintenance is confirmed by the results of our question-
naire. When we asked whether improvements had recently been made, 
more than 85% answered negatively. Where maintenance had been done, 
33% of the cases comprised 'painting here and there', whereas 27% 
consisted of 'general improvements' like cleaning the building. It is 
important to note that these activities were done by the individual 
households themselves. In only one case had the landlord performed the 
improvements. 
Two examples may further illustrate the physical condition of Are-
quipian tugurios. 
The 1958 and 1960 earthquakes had serious consequences for the 
physical condition of inner-city rental housing. The fact, however, that a 
tugurio had become (almost) uninhabitable, did not automatically mean 
that it was demolished. One example is an edificio deteriorado at Calle 
Perú 508 that forms part of the 'Casa Rosada' complex and consists of 
two patios connected by a corridor. In 1958 the second floor was 
destroyed by the earthquake and although some walls are still standing, 
this part is no longer inhabited. Where walls of sillar on the first floor 
were destroyed, tenants replaced them by concrete, whereas rooms 
adjoining the first patio were expanded using piled up blocks of sillar. 
In the second patio new spaces were created: 'This part of the building 
is severely deteriorated and the only solution for the inhabitants was the 
construction of provisional shelters, consisting of sillar and corrugated 
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iron' (Observations by students, April 1990). 
In other tugurios the situation is not as bad. A building at Calle La 
Merced 412a, for example, is inhabited by eight tenant households and 
the owner. This landlord lives at the third patio in a house of sound 
quality, constructed from brick. In other parts of the building the differ-
ences are significant. Whereas the rooms at the first patio are in fairly 
good condition, those in the second patio are considerably deteriorated. 
This situation is representative of many inner-city rental houses in 
Arequipa: some parts are relatively well preserved while others are 
deteriorating seriously. Especially when a patio also contains an office 
or store, maintenance and repairs are more frequent. 
Summarizing, the physical quality of Arequipian tugurios is poor, due to 
chaotic methods of construction and renovation, and to the lack of 
repairs and maintenance. As the examples illustrate, the worst situation 
occurs in those buildings which were most severely hit by the earth-
quakes 35 years ago. In other buildings, the physical state appears to be 
slightly better and differs within the building. 
5.3.6 Level of services 
The third element of our definition reads: 'services are shared by several 
households and are of poor quality'. Only some publications refer to the 
level of services in Arequipian tugurios. For example, in 1945 urban 
planner Dorich reported: 'At Calle Puente Bolognesi 333, 280 people 
live in 56 rooms and have only one toilet and one water tap at their 
disposal. At Calle Piérola 127, 310 people have to be content with the 
same amount of services: one toilet and one water tap' (Dorich, 1945, 
n.p.). And the Ministry of Housing and Construction wrote of 'El 
Castillo del Diablo': 'The absence of good basic services has caused 
serious health problems.' (MVC, 1989, p. 41). 
What is the situation like in the early 1990s? First we look at the place 
where households prepare their meals. 
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Table 5.7 Place where tugurio inhabitants of Arequipa prepare their meals (%) 
Site 
Private kitchen 70.0 
Cooking or eating on the street 13.0 
Cooking in another room 11.9 
Collective kitchen 2.2 
Elsewhere 2.9 
Total 100.0 
[414] 
Source: Sample, 1990. 
In the majority of cases 'private kitchen' refers to a space like the 
'bedroom', that is notionally separated from the living room. This kind 
of 'kitchen' is also referred to when people explicitly stated that they 
prepare their meals in 'another room'. Especially those inhabitants who 
work as street vendors, take their meals at one of the numerous stalls on 
the streets. 
The quantity and quality of toilets is another indication for the level of 
services. A significant proportion of the households depend on a col-
lective toilet. Table 5.8 and 5.9 describe access to toilet facilities. Based 
on an average household size of 3.99 members, in the worst category, 
more than 80 people have to make do with just one toilet! 
The quality of toilet facilities is often poor. This conclusion is 
supported by the unpleasant smells which accompany most toilets and 
the lack of indications that maintenance has taken place. Just 12% of the 
respondents stated that 'their' toilets had recently been improved. 
In two tugurios the situation is abominable. The 4.6% who go to 
the toilet 'elsewhere' are accounted for by the edifìcio deteriorado at 
Calle Perú 508. In the previous section we described the deplorable 
physical state of this building. The absence of toilets adds to the 
wretched living conditions there. Its inhabitants have to use the public 
facilities of the San Camilo market while some simply use the patio. As 
we observed in 1990: 'this tugurio appears to be a great latrine' (Obser-
vations by students, April 1990). The category 'cut off' concerns a 
tugurio at Calle Leticia 109. Its tenants are involved in a dispute about 
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the property rights of the building. One of the supposed landlords cut off 
all services and now the tenants have to make use of toilets elsewhere 
(see Chapter 10). 
Table 5.8 Access to toilets and number of households per collective toilet in tugurios 
of Arequipa (%) 
Type 
Collective toilet 
Private toilet 
Elsewhere 
Cut off 
Total 
% 
66.5 
27.0 
4.6 
1.9 
100.0 
[414] 
Number 
2-5 
6-10 
11-15 
16-20 
>21 
% 
39.9 
41.7 
13.5 
1.8 
3.1 
100.0 
[163] 
Source: Sample, 1990. 
Table 5.9 Source of water in tugurios of Arequipa (%) 
Source 
Tap within building 59.3 
Tap within room(s) 22.0 
Elsewhere 11.4 
Buy water from neighbours 5.6 
Cut off " _\J_ 
Total 100.0 
[414] 
Source: Sample, 1990. 
The water supplies are hardly better (Table 5.10). Almost 20% of the 
tugurio households have neither tap water within their room(s), nor 
access to a collective tap either in the patio or in the corridor of their 
tugurio. 'Elsewhere' refers to households who get water from the market 
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Photo 5.11: Collective water tap in a tugurio (Custers&Vreman, 1990) 
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Photo 5.12: Connections ot' electricity in a tugurio (Custers&Vreman, 1990) 
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while one group buys it from their neighbours. This concerns the, now 
infamous, building on Calle Perú 508: only one tenant is connected to 
the mains water and sells it by the bucket to the other tenants. As with 
toilet facilities the category of 'Cut off' refers to the tugurio on Calle 
Leticia 109. 
A large majority of the households is connected to the electricity 
network (95.7%). 
In summary, the data on the level of services in Arequipian tugurios 
appears to confirm our definition. Excepting 'cooking facilities' (only a 
fraction of the respondents used a 'collective kitchen'), all services are 
either shared and of inferior quality, or totally absent. 
5.3.7 Conclusion 
The tugurios in the inner city of Arequipa, situated as a ring surrounding 
the city centre, by and large fit our definition of inner-city rental hous-
ing. Now, the question is: what is the quality of this segment of the 
housing market for low income groups, compared to that of dwellings in 
As. Hum. Mar.? 
5.4 Tugurios, Ciudad de Dios and Ciudad Mi Trabajo: a comparison 
5.4.1 Introduction 
Both neighbourhoods were introduced in Chapter 4 where we discussed 
their location and historical backgrounds. Ciudad de Dios serves as an 
example of a recently founded asentamiento humano marginal and 
Ciudad Mi Trabajo is presented as an example of a consolidated neigh-
bourhood which was constructed with assistance of the state. Here we 
compare the characteristics of the dwellings in these As. Hum. Mar. with 
the tugurios on the basis of tenure, size and number of rooms, physical 
condition and level of services. 
5.4.2 Tenure 
Ownership is the principal form of tenure in Ciudad de Dios. In Chapter 
4 we discussed how the property rights for a piece of land in this 
asentamiento humano marginal are obtained. In Ciudad Mi Trabajo 
ownership also dominates while a small group rents a home. Table 5.11 
174 
describes tenure in these two neighbourhoods. The category 'Other' 
refers to those households who neither pay regular rent nor own the 
building (see section 6.3 under the heading tenure). 
Table 5.10 Types of tenure in tugurios. Ciudad de Dios and Ciudad Mi Trabajo (%) 
Tenure 
Renting 
Ownership 
Other 
Total 
Tugurios 
% 
90.8 
6.5 
2.7 
100.0 
Ciudad de Dios 
% 
3.6 
96.4 
100.0 
Ciudad Mi Trabajo 
% 
4.0 
90.6 
5.4 
100.0 
Source: Sample, 1990. 
5.4.3 Number and size of rooms 
Table 5.12 compares the area of living space in the three types of low 
income housing. Beyond any doubt, the situation in Ciudad Mi Trabajo 
is the best. In Ciudad de Dios households have very little living space. 
Table 5.11 Comparison of number of rooms and living space in tugurios. Ciudad de 
Dios and Ciudad Mi Trabajo 
Variables Tugurios Ciudad de Dios Ciudad Mi Trabajo 
Average size households 
Average η rooms per household 
Average persons per room 
Average nr per household 
Average m2 per person 
3.99 
1.89 
2.12 
30.07 
7.52 
4.89 
1.89 
2.59 
25.52 
5.22 
5.65 
4.61 
1.23 
78.84 
13.95 
Source: Sample, 1990. 
Although the average number of rooms per household and the average 
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number of people per room in this neighbourhood do not differ much 
from the tugurios, there are significant differences in the other factors. 
On the basis of living space, the population of this asentamiento humano 
marginal is certainly worse off than the tugurio inhabitants. 
5.4.4 Physical Condition 
The availability and low price of sillar are the principal explanatory 
factors for the use of this volcanic sediment in the construction of walls 
in Ciudad de Dios (Table 5.13). The kind of materials employed, 
however, is not the only indication for the quality of constructions, as 
we have seen in Section 3.5. The photos of recently built parts of 
Ciudad de Dios demonstrate the way in which the dwellings in this 
neighbourhood are constructed (Photo 5.5). 
Blocks of sillar aie piled up without using cement and the resem-
blance with corralones and tugurios de azotea is obvious. However, 
Photo 5.6 shows differences within Ciudad de Dios: in older parts of the 
neighbourhood, a certain degree of physical consolidation has taken 
place (see also Chapter 4). 
The use of brick for the walls in Ciudad Mi Trabajo (Table 5.13) and 
the differences illustrated by the photos demonstrate the consolidated 
character of this neighbourhood. 
Table 5.12 Principal materials used lor walls in tugurios, Ciudad de Dios and 
Ciudad Mi Trabajo (%) 
Material 
Sillar 
Brick 
Wood 
Concrete 
Corrugated iron 
Adobe 
Total 
Tugurios 
% 
64.4 
13.5 
5.1 
11.6 
4.3 
10 
100.0 
[394] 
Ciudad de Dios 
% 
60.5 
27.8 
. . . 
9.2 
1.5 
1 0 
100.0 
[196] 
Ciudad Mi Trabajo 
% 
4.0 
85.6 
— 
10.4 
— 
— 
100.0 
[202] 
Source: Sample, 1990. 
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Photo 5.13: Ciudad Mi Trabajo (Custers&Vrcman) 
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Photo 5.14: Ciudad de Dios (Cusicrs&Vreman) 
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Corrugated iron is the principal material employed in the construction of 
the roofs of houses in Ciudad de Dios, whereas in Ciudad Mi Trabajo 
brick and concrete dominate, further evidence of the consolidated cha­
racter of this neighbourhood and the uniform quality of its buildings 
(Table 5.14). 
Table 5.13 Principal materials used for roofs in tugurios. Ciudad de Dios and Ciudad 
Mi Trabajo (%) 
Material 
Sillar 
Brick 
Wood 
Concrete 
Corrugated iron 
Adobe 
Other 
Total 
Tugurios 
% 
46.6 
7.4 
7.9 
14.5 
23.0 
0.3 
аз 
100.0 
[394] 
Ciudad de Dios 
% 
4.6 
5.6 
— 
10.7 
78.1 
— 
LO 
100.0 
[196] 
Ciudad Mi Trabajo 
% 
2.5 
43.5 
— 
53.0 
1.0 
— 
— 
100.0 
[200] 
Source: Sample, 1990. 
To complete our information on physical quality, we also present the 
materials utilized for floors (Table 5.15). Again, Ciudad Mi Trabajo 
comes off best, whereas tugurios display a very heterogeneous picture. 
The use of sand in Ciudad de Dios confirms the image of many, es­
pecially recently founded, As. Hum. Mar. 
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Table 5.14 Principal materials used for floors in tugurios. Ciudad de Dios, Ciudad 
Mi Trabajo (%) 
Material Tugurios Ciudad de Dios Ciudad Mi Trabajo 
% % % 
Tiles 41.1 
Concrete 29.7 
Wood 21.4 
Sand 7.0 
Other 08 
Total 100.0 
[392] 
Source: Sample, 1990. 
5.4.5 Services 
Tables 5.16, 5.17 and 5.18 undeniably confirm the positive picture of 
Ciudad Mi Trabajo. Almost every household has a private kitchen at its 
disposal and is connected to the mains electricity (100%) and mains 
water. Ciudad de Dios finds itself in an equally obvious position. As in 
tugurios, a 'kitchen' merely is a notionally separated space within the 
house. However, as the neighbourhood is connected to neither mains 
water nor the electricity grid, the situation is even worse: 52% of the 
households obtain water from a well whereas 40.8% depend on a tanker 
which visits some central places in the neighbourhood12. 
Because Ciudad de Dios is not connected to the sewerage, 'private 
toilet' must be understood as a simple pit near the house. 'Elsewhere' 
encompasses bushes, natural holes in the countryside which further 
confirms the miserable situation concerning services. 
Almost al inhabitants of tugurios (95.7%) and Ciudad Mi Trabajo 
(100%) are connected to the electricity network, whereas Ciudad de 
Dios households do not have electricity at all. 
12. In order to compare these types of water supply with tugurios and Ciudad Mi 
Trabajo, we have placed them both under the heading 'elsewhere'. Also, in order to 
facilitate comparison, 'within house' includes both 'within rooms' and 'within 
building' for tugurios. 
1.5 
65.8 
32.7 
100.0 
[196] 
1.0 
97.5 
2.0 
100.0 
[202] 
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Table 5 15 Place where meals are prepared and/or are eaten in tugurios. Ciudad de 
Dios and Ciudad Mi Trabajo (in %) 
Place 
Private kitchen 
Cook or eat on street 
Cook in other room(s) 
Collective kitchen 
Cook elsewhere 
Institution 
Total 
Tugui IOS 
% 
70 0 
13 0 
119 
22 
10 
10 
100 0 
[414] 
Ciudad de Dios 
% 
65 3 
31 
30 6 
10 
— 
__n 
100 0 
[196] 
Ciudad Mi Trabajo 
% 
98 0 
10 
10 
.. . . 
™ 
100 0 
[202] 
Source Sample, 1990 
Table 5 16 Type of toilet in tugwios. Ciudad de Dios, Ciudad Mi Trabajo (in %) 
Type 
Collective toilet 
Private toilet 
Elsewhere 
Cut otf 
Total 
Tugui IO 
% 
66 5 
27 0 
4 6 
il 
100 0 
[414] 
Ciudad de Dios 
% 
05 
52 3 
46 6 
05 
100 0 
[193] 
Ciudad Mi Trabajo 
% 
15 
98 5 
— 
„ - . 
100 0 
[202] 
Source Sample, 1990 
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Table 5.17 Source of water supply in tugurios, Ciudad de Dios and Ciudad Mi 
Trabajo (in %) 
Source Tugurio Ciudad de Dios Ciudad Mi Trabajo 
% % % 
Tap in house 81.3 
Elsewhere 11.4 
Buys 5.6 
Cut off L7 
Total 100.0 
[414] 
Source: Sample, 1990. 
5.5 Summary and Conclusions 
Considering inner-city rental housing on its own, the following con-
clusions could be drawn. 
The Arequipian tugurios are situated in the transition zone, an area 
whose actual characteristics and functional developments are heterogen-
eous. Some areas are undergoing a certain tertiarization process which 
may result in the residential function being driven out (e.g. shopping 
arcades on Calle Octavio Muñoz Najar and Calle Dean Valdivia). In two 
areas, north of the city centre and on the left bank of the Chili River, 
few developments constitute an immediate threat. They are stable and 
stagnant areas which differ significantly from the other areas. The area 
south of the city centre and the area surrounding the San Camilo market 
are in an intermediate situation. Until now, the urban renewal project in 
this area, 'Nicolás de Piérola', has not resulted in the complete disap-
pearance of tugurios, whereas other developments in the south are 
limited and, as yet, do not constitute a real threat to rental housing. 
Although they are rather famous, tambos are not the most important 
kind of inner-city rental housing. The majority of Arequipian tugurios 
are either casonas or edificios deteriorados whereas tugurios de azotea 
and corralones can be found in almost every 'regular' tugurio. The 
callejón is a relatively unknown phenomenon in Arequipa. 
The literal meaning of tugurio: shack, hut, is a concept which 
0.5 
92.8 
6.6 
100.0 
[196] 
100.0 
100.0 
[202] 
182 
properly characterizes inner-city rental housing in Arequipa. The results 
of the heterogeneous and inefficient use of differing materials and the 
great number of the provisional shelters in patios and on roofs certainly 
justify this rather negative description. 
The number and size of rooms and the level of services to a large 
degree confirm our definition of inner-city rental housing. In 50% of the 
cases households have to make do with one room whereas over 60% 
have to be content with 30m2 or less. The situation regarding services is 
somewhat more complex: in the majority of cases (70%) households 
prepare their meals in a 'private kitchen'. On the other hand, however, 
toilets are usually shared (66.5%). In some cases, water supply is either 
insufficient or not available at all. 
Comparing inner-city rental housing with the As. Hum. Mar. Ciudad de 
Dios and Ciudad Mi Trabajo, one conclusion immediately arises: in all 
aspects Ciudad Mi Trabajo comes off best. Looking at the photos, the 
general state of the neighbourhood (roads, pavement, market and so on) 
also is very positive. On the other hand, Ciudad de Dios confirms the 
common image of a recently founded asentamiento humano. Households 
living in this Northern Cone area have to put up with the smallest 
dwellings, with provisional constructions and with either non-existing 
(toilets and electricity) or inadequate (water supply) services. 
Tugurios fall between these extremes. Although the differences with 
Ciudad de Dios are considerably smaller than with Ciudad Mi Trabajo 
we could add the following. 
From the quotations given in Sections 5.3. it appears that the charac-
teristics of tugurios themselves have changed little in recent times: in 
the early 1990s the situation does not differ too much from 1945, 1953, 
1958, 1973, 1977 and 1987. Through the installation of services in 
Ciudad de Dios (construction of water works, electricity) and the 
continuation of the self-help process, the quality of housing in this 
neighbourhood will get better. Given the invariability of the characteris-
tics of tugurios, neighbourhoods like Ciudad de Dios will improve 
beyond them. However, in view of the fact that Arequipa is growing 
continuously, new As. Hum. Mar. will appear. The relative position of 
inner-city rental housing in comparison with these neighbourhoods will 
be the same as with Ciudad de Dios. 
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CHAPTER б 
HOUSEHOLDS POPULATING THE TUGURIOS OF AREQUIPA 
by Damiaan Vreman 
6.1 Introduction 
In the previous chapter we introduced the tugurios of Arequipa. Loca­
tion, tenure, level of services and physical characteristics like the 
number and size of the rooms were discussed and compared with data 
for two peripheral neighbourhoods. In the following chapter we discuss 
the opinions of the tugurio tenants of their present habitat, tenant 
organizations and issues concerning future residential mobility. 
In this chapter, the characteristics of the tugurio households receive 
our attention. Our guidelines in collecting and analyzing data were the 
set of variables recognized by Turner: migration status, age, income and 
type of employment (Chapter 1). The central questions of this chapter 
concern three main topics. 
Firstly, what are the characteristics of the tugurio households specifi­
cally concerning residents' mobility before and at the time of their 
entrance and what can be said about the rate of residential turnover in 
the tugurios of the inner city? Secondly, how do the present household 
characteristics relate to occupancy rates and levels of overcrowding? 
Thirdly, what are specific characteristics of the households in the inner 
city rental houses compared with those of the households living in the 
two peripheral neighbourhoods Cuidad Mi Trabajo and Cuidad de Dios. 
In total we interviewed more than 800 jefes del hogar (heads of 
household) of whom 415 lived in the inner city. The term jefe del hogar 
is frequently used in population research in Peru (as in other Latin 
American countries). For example, in the censuses, including the most 
recent census in 1981', this concept was used to identify the person 
'leading' the household. In most cases, this person is male and often 
brings in the largest share of the household income (INE(a), 1984, Vol 
1, pp. i). In our survey, we chose to collect data on migration and 
1. The census planned for 1992 was postponed (Caravedo, 1992, p. 38). 
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residential mobility from the heads of household only, while for other 
topics we considered the total household. This meant that we have 
elaborated on the subject of migration and residential mobility the 
'history' of the heads of household while more often than not, this data 
also gives a good indication of the history of other family members on 
these subjects. 
The structure of this Chapter is as follows. Following this introduc-
tion, Section 6.2 presents our data on migration and intra-urban residen-
tial mobility. We concentrate on the group of migrants, named 'bridge 
headers' by Turner. In the last part of section 6.2, we briefly discuss the 
frequency of residential turnover in tugurios. In section 6.3, the total 
households are our main object of study where we look at their present 
demographic, economic and tenure characteristics. Topics discussed are 
household types, dynamics in household composition, occupation, 
income and finally the tenure situation. The various characteristics are 
used as variables in a multiple regression model explaining the occu-
pancy rate. Subsequently, the variables of the model are used to predict 
the situation of overcrowding. In section 6.4 the characteristics of the 
owner-occupants in the peripheral neighbourhoods Ciudad Mi Trabajo 
and Ciudad de Dios serve as point of reference to establish a relative 
picture of the situation of the tenant households in the inner city. 
6.2 The tugurio inhabitants: migration and residential mobility 
From our review of the literature on the mobility patterns and character-
istics of the inhabitants of low-income rental housing in the inner city 
two, closely related, opinions arose. 
The earlier view emphasized the entrance status of the inhabitants. 
According to the pattern Turner sketched of residential mobility this 
group of 'young, unskilled and single migrants', looking for a small 
room to stay ('the bed-and-locker of the young bachelor') formed a 
large proportion of those entering the tugurios of the inner city (Turner, 
1965, pp. 97). The new inhabitants were considered to be looking for a 
more or less temporary, but above all, cheap place to stay. They would 
move out as soon as the financial conditions of the household improved 
and they entered another phase of the family-cycle, leading to a shift in 
housing priorities (see Chapter 1). Consequently one could expect a 
relatively high residential turnover as most inhabitants are likely to enter 
more than one stage of the family or life cycle. 
During the 1970s, this view gradually changed into a more detailed 
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version. This was partly due to the fact that commercial activities in the 
inner city increased while peripheral neighbourhoods gained both in size 
and desirability. Incorporating the notions about the subsequent transi-
tional stages of cities, in which an increased saturation of the inner city 
prevented continuation of the residential mobility patterns sketched 
above, the view was further clarified (Turner, Brown, 1972). The inner 
city was considered, as far as low income housing is concerned, as an 
entity that functioned less and less as a reception area. Residential turn-
over in the inner city was thought to decline as many inhabitants tended 
to stay in the inner-city rental housing for longer periods, leading to 
saturation of this low income housing. Or in Turner's terms, an increas-
ing number of 'consolidators without moving' would populate the rental 
housing of the inner city. 
Therefore, a primary feature of the tugurio households concerns the 
manner in which the heads of household became inner city residents. 
Were they born in the tugurios or, if not, where did they come from? 
What were their characteristics at the time of entrance in the tugurios! 
In what period did they enter their present dwelling and are there, on the 
basis of the frequency of residential turnover, any signs of growing 
stagnation in the inflow of new tenants or tenant households? 
6.2.1 Migration, residential mobility and entrance conditions 
We make two remarks before presenting an overview of the mobility 
patterns of the tugurio inhabitants. 
Firstly, our test survey proved that it was very difficult (and perhaps 
even impossible) to collect reliable income data of the inhabitants at the 
time they moved to their present tugurios. Sometimes respondents were 
simply unable to remember their income at the time of entrance. Related 
to this, and far more important, were the difficulties encountered in the 
interpretation and classification of the income data we collected. Hyper-
inflation heavily erodes the reliability of the data making scaling for the 
various years almost impossible. Because of this unreliability and 
confusion we decided to skip the collection of income data at the time 
of entrance in the tugurios (pre-questionnaire, 1989). We therefore 
concentrate on the migration patterns and demographic features before 
and at the time of entrance to the present habitat, which in our opinion, 
also gives an insight into the overall conditions at entrance. 
Secondly, we make a twofold distinction in migrator groups of 
tugurio inhabitants. Those born and raised within the 10 districts of 
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Greater Arequipa (the urban area) are labelled as locally born and, in 
this way, distinguished from those born elsewhere, the migrants2. When 
referring to intra-urban migratory moves of locally born and migrants 
we use intra-urban residential mobility as an overall term. 
At around 68%, migrants form the largest part of present heads of 
household. Comparing this with the latest available official figures on 
migration for the province of Arequipa, it seems a rather high percen-
tage. In 1972, around 38% of the population was considered migrant 
(Maletta and Bardales, n.d., p. 52 and 170). But because these figures 
include all ages, including children, it is more accurate to compare our 
data of the heads of household with the percentage of migrants in the 
EAP. According to the estimation of the Ministry of Labour and Em-
ployment around, 54.4% of Arequipa's workforce was migrant in 1978 
(O'Brien, 1987, p. 57). Additionally, taking into account that in these 
official figures return-migration was not included, our figure is roughly 
equal to 54.4% and it can therefore be concluded that migrants are not 
over present in the tugurios but meet the average migration quota of the 
city's population. 
The migrant heads of household originate mostly from provinces and 
districts outside the department of Arequipa (68.4%). Those from the 
department of Puno were the most important being around 43% of the 
inter-departmental migrants. Of those originating from the department of 
Arequipa (31.6%) most came from districts located in the high3 altitude 
provinces of Castilla, Caylloma and the lower Province of Islay. In birth 
place, the migrants did not greatly deviate from the origin of all immi-
grants to Arequipa. 
In our survey we did not ask for the particular reasons for migration 
to Greater Arequipa. However, we assume that these motives are more 
or less interchangeable with those found in studies on the subject rural-
2. Those that left the city for a longer period were also included as migrants. This 
group, the so-called 'return migrants', did not constitute a large part of those 
interviewed: It included 9% of the heads of household interviewed. Although their 
entrance age (older) and entrance period (more recent) slightly differed from the 
other migrants, these return migrants are not categorized as a different group but, as 
most came from Lima/Callao, added to the migrants originating from departments 
other than Arequipa. 
3. 'High' refers to provinces located in the sierra (at an altitude of 2000 m or more) 
while 'low' similarly refers to lower lying provinces. 
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urban migration4. For example Matos Mar in his research in 1956, 
reported extensively on the basic reasons for migration to Lima and 
concluded that various economic and social aspects, like better employ-
ment opportunities, higher salaries, more adequate education possibilities 
and better health care, made up the bulk of the cases (83.9%, Matos 
Mar, 1977, pp. 158-166). 
More recently, general and additional reasons for migrating from of 
the sierra have been summed up by Pinto Salazar: 'migration is the 
result of various factors in the 'high' departments of Peru, usually of an 
economic, social and political nature [amongst them Sendero Luminoso, 
dv], perhaps caused by insufficient access to agricultural lands, absence 
of work and possibilities of upward social mobility, absence of social 
services and the political, administrative and economic centralism of 
Lima and other, mostly coastal, cities. Besides these, factors specific to 
the sierra [play a role, dv] like natural disasters (droughts, floods, etc.) 
and the differences in income level between the costa and the sierra' 
(Pinto Salazar, 1988, p. 108). 
Translating these conclusions to the situation in the southern region, 
it is clear that the general reasons for migration were the negative 
economic developments in large parts of the sierra. In combination with 
the better prospects of city life this greatly contributed to the decision to 
move to the city of Arequipa (Chapter 4). 
About one third of all migrants arrived alone and unmarried in the 
urban area (see Table 6.1). It must be noted that not all these migrants 
stood on their own (economic) feet once they 'descended' to Arequipa. 
Often they joined the households of relatives or friends, something that 
still is a common feature in the tugurios and elsewhere (see also the 
next section). However, for two thirds of the heads of household, 
migration took place either to their previous or their present household. 
Those that arrived as children did not themselves decide to migrate, 
although the parental decision may have been influenced by the absence 
of bright prospects of the children's future in the area of origin, amongst 
them the lack of (further) education. More than 40% of the tugurio 
migrants arrived married and a considerable proportion already had 
children, mostly of young age. 
4. (Stepwise) urban-urban migration is a relatively undcrinvestigated subject in Peru 
(Schuurman, 1981, p. 225). 
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Table 6.1 Migrant heads of household in tugurios and family status at entrance to 
Greater Arequipa (in %) 
Migration setting 
Child 25.3 
Single 33.5 
Married 
childless couples 12.1 
couples with children 29.2 
Total 100.0 
[257] 
Source: Sample, 1990. 
The large numbers of children, unmarried or only recently married 
people, results in an overall young average migration age of 22.5 years. 
These migration characteristics in age and migration status of the present 
heads of household supports the assertion that most migrants were at the 
beginning or in an early phase of the family-cycle or life-cycle, support-
ing the conclusions of other studies on migration to Latin American 
cities (Van Lindert, 1990, p. 304). 
Although it is certainly true that the overwhelming majority of all 
migrants to Greater Arequipa did find a residence in the (new) periph-
eral neighbourhoods (see Chapter 4), a proportion took advantage of the 
possibilities to obtain a central location. Private rental housing formed 
the most important possibility of a central location for these newly 
arrived. Figure 6.1, gives an overview of the origins and the pattern of 
residential mobility of the heads of household. 
Of the total number of interviewed heads of household the migrants, 
as already noted, are the largest group. They are presented by the large 
triangle at the top of Figure 6.1. Of these migrant heads of household, 
about half (46.3%) moved directly to their present dwelling: the direct 
migrants. The other half of the migrants first lived somewhere else in 
the urban area before finally moving to the inner-city tugurios. In the 
sense that they migrated from outside the urban area, but first to another 
location within Greater Arequipa, we denote these migrants 'indirect 
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migrants'. In Figure 6.1, the relative importance of the intra-urban 
residential mobility pattern (in proportionally sized black arrows) to the 
tugurios is also given for the various groups. Besides the migrants, 
around 70% of the locally bom heads of household moved to their 
present location. Only a small minority of the heads of household, 'the 
non-movers', were born and raised in the tugurio they currently occupy. 
V 
о 
D 
Direct migrante 
Indirect, migrants 
Loca I Iу born 
Figure 6.1: Origin and residential mobility of luguno-population (n=372). 
Concerning the number of intra-urban residential moves of indirect 
migrants and those locally bom, we can make the following remark. For 
more than 70% of these heads of household their move to the tugurio 
was their only intra-urban move. About half of those who had moved 
more than once (28.2% of all movers) made these moves within one of 
the zones distinguished in Figure 6.1. The other half, in total 13.6 % of 
all intra-urban movers, crossed the borders between the district of 
Arequipa and the other districts. Only one respondent, heading his own 
household, had moved from a tugurio dwelling to the periphery and later 
returned. 
All in all, a clear majority of all present heads of household inhabit­
ing the tugurios (66.6%) have never experienced a residential location 
outside the district of Arequipa. 
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In the rest of this section we take a closer look at some other charac-
teristics of the four groups distinguished in Figure 6.1. 
Obviously, the 'direct migrant' found a first location in their present 
dwelling. We have no specific statistical information on the search 
patterns followed by these migrants (or their parents) to obtain this 
dwelling. In additional interviews with respondents, family relations and 
a common background or (future) employment relations seemed to be 
important links. For this reason, household heads with the same district 
of origin but with different years of entrance to their present dwelling 
are not infrequently found in the tugurios. More often than not the head 
of household functioned as a kind of scout to investigate the possibilities 
for location in the city, only later to be followed by wife and children. 
This search pattern was also followed by the indirect migrants. 
Of the indirect migrants, about half had a previous location in the 
district of Arequipa before moving to their present dwelling. Of these, 
83.8% had a previous residence within the limits of our 'survey-area' 
(see Chapter 5). Another 10.2%, moved to the tugurios from just outside 
this area, e.g. from the neighbourhoods Beaterío and María Isabel. The 
rest of the indirect migrants came from a dwelling in neighbourhoods 
like Gráficos and Alto Selva Alegre (for the locations of these neigh-
bourhoods see Figure 5.2). As in these areas the tugurios of the private 
rental sector constituted the main, and often only, possible location for 
the newcomers, and we can safely assume that most migrants with a 
former location in the district of Arequipa also rented their dwelling or 
lived with their parents. 
Most indirect migrants had stayed for quite some time in their 
previous location in Arequipa. The length of this stay depends on the 
arrival conditions (Table 6.2). Those that arrived as children had resided 
longest in their previous location(s) before moving to their present 
dwelling. For the couples already married the situation is reversed: a 
great number moved to their present address within short time of their 
arrival in Arequipa. For this group the former address was used as 
springboard to move to another inner-city dwelling. For the indepen-
dently arriving migrants the situation is mixed. 
With an average stay of about 11.5 years at these other location(s) in 
Arequipa and 70% recording a stay in other locations longer than 4 
years, the majority of indirect migrants can hardly be said to be unfamil-
iar with the overall housing situation in Arequipa before moving to their 
present rugMno-dwelling. Most of them would have obtained sufficient 
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knowledge of possible housing alternatives. Despite this the tugurios of 
the inner city became their next dwelling. 
Table 6.2 Indirect migrant heads of household in tugurios and length of residential 
stay (in years) at previous address (in %f 
Residential 
length in years 
0 
1-4 
5-9 
10-14 
15-19 
20-29 
>30 
Total 
Entrance setting: 
Child 
0.8 
2.3 
6.0 
5.3 
9.0 
9.0 
4.5 
36.8 
Single 
0.0 
9.8 
14.3 
6.0 
4.5 
3.8 
0.8 
39.8 
Childless 
couples 
0.8 
1.5 
0.0 
0.0 
0.0 
0.0 
0.0 
2.3 
Couples 
with child(ren) 
1.5 
11.2 
4.5 
2.3 
1.5 
0.0 
0.0 
21.1 
Total 
3.0 
24.8 
24.8 
13.5 
15.0 
12.8 
6.0 
100.0 
[133] 
Source: Sample 1990. 
The flow of direct and indirect migrants to rented inner city dwellings 
was supplanted by the locally born who moved to the tugurios from a 
previous location in Arequipa. This last group, for the largest part, 
moved from elsewhere in the district of Arequipa, primarily from inside 
our survey area. This group also experienced a lengthy stay at their 
previous location (Table 6.3). 
Of this group, 70.8% stayed at their previous address for 20 years or 
more. The fact that in 69.7% of these cases relocation to the tugurio was 
their only move directly points to the groups' low residential mobility. 
In 23.3% of the cases there had been a second move and in only 7% 
were there three or more. Most of the future tugurio inhabitants had 
5. In this table and all others: rounding of numbers may result in inconsistencies in 
column and row totals. 
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lived within their parental household at their previous address and 
moved between the ages of 20 and 29. 
Table 6.3 Locally born heads of household in tugurios and length of stay (in years) 
at previous address (in %) 
Other Districts Total 
Residential stay 
0-15 
15-19 
20-29 
30-39 
>39 
Birth districts (%) 
District of Arequipa 
2.4 
14.5 
18.1 
18.1 
7.2 
0.0 
8.4 
¡0.5 
7.2 
3.6 
2.4 
22.9 
38.6 
25.3 
10.8 
Total 60.2 39.8 100.0 
[83] 
Source: Sample, 1990. 
For both groups of heads of household, indirect migrants and locally 
bom, peripheral location and unfamiliarity with the urban housing 
market seem unlikely to be a major explanation for moving to the 
tugurio. Thus their reasons for leaving the previous dwelling are inter-
esting. The factors attracting them to their present dwelling are also of 
value. Both are provided by Table 6.4. 
The movers most frequently mentioned factors related to the former 
household as most important reason of leaving their previous dwelling. 
This category included reasons such as 'was only temporary lodging 
with family members or relatives', 'I got married', 'I got divorced' and 
'I wanted to live independently'. These factors point to the splitting of 
households because of members entering another phase of the life or 
family cycle. 
The second most frequently mentioned reason for leaving, or some-
times even forced eviction, were aspects related to the tenure situation of 
the former dwelling. Here, most frequent answers included 'forced 
leaving because of construction activities', 'problems with the owner(s)' 
and 'temporary rent contract expired'. The high scores in this category 
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again indicate that a considerable proportion of the movers rented their 
former dwelling. Despite the relative closeness to the centre of former 
locations, quite a large number of movers gave a less satisfactory 
location as their reason for leaving. This applied mostly to those who 
lived on the edges of the district of Arequipa. 
Table 6.4 'Push factors' for leaving previous dwelling and 'pull factors' of present 
tugurio habitat 
Push % Pull % 
physical aspects 
location 
cost related aspects 
social aspects 
former household 
tenant status 
other 
Total 
12.4 
21.3 
1.8 
1.8 
34.3 
25.4 
M 
100.0 
[169] 
physical aspects 
location 
cost related aspects 
social aspects 
tenant status 
other 
9.9 
57.7 
6.3 
16.2 
5.6 
±1 
100.0 
[142] 
Source: Sample, 1990. 
In table 6.4, the push factors for leaving the former dwelling are set 
alongside reasons mentioned of attraction to the present dwelling, the 
pull factors. There is no doubt about the main attraction of the tugurios; 
advantage of location. Here it seems, we have one of the main factors 
that explains the pattern of residential mobility within Arequipa for the 
tugurios. Location seems to be one of the most important advantages of 
the present dwelling: 'close to work' and 'nearness to services and 
schools'. Beside this, social aspect such as 'my family already lived 
here' or 'my partner's family lived here' were frequently mentioned. 
Also, better social conditions (that is in comparison to the former 
dwelling) of the dwelling attracted many movers. 
To our surprise, factors related to the (low) costs of the rented dwell-
ing were rarely mentioned as a reason of attraction to the new habitat. 
We could only attribute this to the fact that most new inhabitants were 
already accustomed to very low rents as they moved from other tugurios 
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in the inner city (see also section 6.2 on property rights and rents). 
So far we have discussed the groups that moved to the tugurios. Yet, 
there is one other group: those who were born in their present dwelling. 
Not unexpectedly, this group had the longest period of residential stay in 
the tugurios (Table 6.6). 
Table 6.5 Non-moved heads of household and years of residence in present tugurio 
(in %) 
Residential period (years) 
0-19 0.0 
20-40 27.7 
>40 713 
Total 100.0 
147] 
Source: Sample, 1990. 
Although only making up a minority of 12.5% of the total tugurio heads 
of household, the 'ever-lasting' inhabitants constitute a very interesting 
group. Of these, about 10% own the room(s) or even the whole tugurio 
they are living in. The rest are tenants who have succeeded in renting 
the same dwelling for a very long period. These renters are distributed 
over various buildings and not concentrated in only a couple of tugurios. 
This does show, that it is at least possible to stay in the same rented 
dwelling for a very long period. 
Taking all four groups together, Table 6.6 presents the main social 
conditions at the time of arrival (or birth) in the tugurio that is presently 
occupied. Given the average marriage age of 25.4 years, and combining 
the percentages of couples with the independently arriving singles and 
single parent households, most heads of household entered their present 
dwelling at an age of between 16 and 35. No wonder that the main 
reasons for leaving the previous dwelling were closely related to enter-
ing of a new life stage; beginning a family. But Table 6.6 also shows 
the fact that around 40% of the heads of household were either younger 
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than 16 or older than 35. 
Table 6.6 Entrance social status of all heads of household at time of arrival (or birth) 
in present tugurio 
Entrance status Totals 
Childless Single Couples with 
Child Single couples parent child(ren) 
Age 
0-15 
16-25 
26-35 
36-45 
>46 
Total 
17.6 
4.7 
0.0 
0.0 
0.0 
22.3 
0.0 
10.2 
3.5 
1.0 
0.9 
15.6 
0.0 
9.4 
10.2 
2.7 
1.5 
23.8 
0.0 
0.0 
1.0 
1.0 
OR 
2.8 
0.0 
8.2 
14.1 
8.9 
4.3 
35.6 
17.6 
32.5 
28.8 
13.6 
7.7 
100.0 
1403] 
Source: Sample. 1990. 
Where does all this leave us with the remarks that Turner made about 
the 'young, unskilled and single migrants' who supposably formed the 
majority of the inner city rental housing population? Of course this 
group was present among the inhabitants of the inner-city rental housing, 
but in Arequipa they definitely did not form the majority of the popula-
tion in rental rooms in the inner city. The majority either arrived as a 
child or were already married and moved into the inner city when they 
were older than 25. The migrants Turners refers to, are most likely to be 
found in that group of migrants who moved directly to the tugurios, 
were between 15 and 25 years of age and arrived unmarried. But this 
group constituted only about 30% of our sample. We found that the 
population was rather diverse in composition and certainly not limited to 
bridge-headers. 
6.2.2 Residential turnover in tugurios of the inner city 
The tenants in our survey with the longest period of residence were 
encountered in the tugurios which can be regarded as the earliest form 
of rental housing in the inner city, the tambos. The year of entrance and 
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consequently the length of residence in the present dwelling can be 
further elaborated upon by presenting the decade of entrance for the 
heads of household as we have done in Figure 6.2. 
For various reasons this is revealing. In the first place, in all distin-
guished time brackets the absolute number of tugurio heads of house-
hold who immigrated was roughly constant, although the highest number 
was recorded between 1961 and 19706. Direct migration into the tugu-
rios was present in all decades including the most recent one. This 
points to the fact the effects of extreme saturation, for example a 
reduction in direct inflow of inhabitants, of the tugurios that formed part 
of the sample were hardly to be seen. 
After 1970, the entrance of migrants with a first location outside the 
surveyed tugurios but inside the district of Arequipa dropped. This must 
be attributed to the growing possibilities for peripheral housing, the 
earthquakes and subsequent rebuilding or renewal and transformation of 
rental housing which limited the number of tugurios in the inner city 
(see Chapter 8). At the same time the number of migrants that first 
found a dwelling outside the inner city was highest in the period 
between 1961 and 1970 and only later did they move to the inner city. 
Intra-urban residential mobility was a feature of all periods although 
migrants increasingly came from one of the nine other districts of 
Arequipa. Of all the heads of household about 67% entered (or were 
born in) the dwelling before 1981. 
In Chapter 5, the tugurios in the inner city were described as being 
distributed over four concentrations, all situated in the transition zone of 
the inner city (Section 5.6.3). Two concentrations were located in the 
monumental part of the inner city and in the area along the Chili River. 
The other concentrations were the most noticeable tugurios around the 
market area of San Camilo and a number of less noticeable tugurios in 
the southern part of the inner city. Categorizing the tugurios in terms of 
location and comparing this with the length of residence of the inhabit-
ants makes a certain trend obvious. 
6. 59 before 1961; 69 between 1961 and 1970; 65 between 1971 and 1980 and 54 in 
the last period 54 (Sample 1990). 
197 
ВЕРОНЕ 1961 1961-1В70 
1971-1980 
Figure 6.2: Tugurio inhabitant«;: migration and residential mobility (from previous 
address) in decades (sample=372). 
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Table 6.7 Inner-city location and entrance (or birth) decades of heads of household 
in tugurios (in %) 
30.8 
23.0 
19.2 
26.9 
100.0 
(22.5) 
30.4 
15.2 
21.7 
32.6 
100.0 
(12.7) 
15.9 
19.3 
31.7 
33.1 
100.0 
(35.5) 
20.8 
18.3 
22.5 
38.3 
100.0 
(29.3) 
22.5 
18.6 
25.2 
33.7 
100.0 
[409] 
Entrance Area: 
Period Monumental Left Bank Market South Total 
> 1961 
1961-1970 
1971-1980 
1981-1990 
Total 
Source, Sample 1990. 
Those tugurios located in the less dynamic parts of the inner city had 
the largest number of long term residents: in both the northern part of 
the inner city and the Rio Chili area more than 50% of the heads of 
household came to the tugurio before 1970. In the more dynamic parts, 
the San Camilo area and the southern part of the inner city, the residen-
tial stay of the majority of the tugurio inhabitants was less than 20 
years, more than 60% arrived after 1970. For the various groups, direct 
migrants, indirect migrants and moving locally born people, no patterns 
in access to the various parts of the inner city could be discerned. 
Beside the fact that the length in residence is in line with the general 
character of the various areas of the inner city, the figures also point to 
the existence of residential turnover in all periods but especially during 
the last decade. Over 30% of all inhabitants entered their tugurio after 
1980 signifying that either about the same number of inhabitants must 
have left the tugurios of the sample or overcrowding was rising as the 
total rental space was certainly not enlarged during this decade. 
6.3 The tugurio inhabitants: characteristics of the tugurio house-
holds, occupancy rate and overcrowding 
The picture of the households in inner city rental sector is one in which 
the incomes are considered to be generally of a low level, although from 
the discussion of rental housing in various Latin American cities a rather 
diverse picture arose (Chapter 2). How do the households in the inner 
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city of Arequipa score on economic and social variables? Is there still a 
prevailing 'culture of poverty' or has this situation changed over the 
years (Lewis, 1964). And, how strong is the relationship between this 
and another main characteristic of the rent sector: a high occupancy rate 
(see Chapter 5). 
To establish a framework in which the various household types and 
household characteristics are meaningfully discussed, they are related to 
the (calculated) occupancy rate in the tugurios in terms of the number of 
household members per room. The high occupancy rate is both an 
important aspect and an outcome of the economics of multi-habitation 
which characterize the households in rented housing in the inner city in 
Arequipa (and other Latin American cities, see Chapter 2). 
Besides its importance at face value, the explanation of occupancy 
rate in tugurios makes sense as the possibilities for expanding the living 
space are almost absent. This contradicts the situation in the peripheral 
neighbourhoods where the occupancy rate is expected to vary more 
directly with household size as space to increase living space, i.e. the 
number of rooms, is in general more available. But despite this assump-
tion, it must be stressed that the availability of housing in good condi-
tion and with sufficient space for household members is primarily 
determined by economic factors such as income. Household size and 
number of children are generally considered to be rather insignificant 
determinants of demand (Malpezzi, Tripple and Willis, 1989, p. 256). 
The discussion of the present household characteristics are presented 
under three main headings: demographic, economic and property rights. 
From each of these headings a set of explanatory variables is hypo-
thetized as influencing the occupancy rate. In other words: various 
household characteristics are translated into independent (dummy or 
continuous) variables explaining and influencing the household occu-
pancy rate, the dependent variable. After presenting the results of an 
explanatory model, the (significant) independent variables are used to 
predict overcrowding, using a specific threshold for the occupancy rate. 
This is done to check the significance of the variables by juxtaposing 
cases of overcrowding within the tugurios predicted by the model and 
observed in our survey. 
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6.3.1 Present household characteristics in tugurios 
The demographic characteristics 
In this section we look at the various household settings and household 
types and their internal dynamics since entrance (or birth). In our survey 
and analysis, a household is defined as a person or group of people that 
considered themselves an independent (economic) unit and have at least 
one meal a day regularly prepared by the same person (see Appendix 1). 
In types of households we distinguished two main groups. Firstly the 
non-family households, divided into single people and a category 
Others' which include unmarried, childless, multiple and non-related, 
that is by family ties, household settings. Secondly, we distinguished the 
family households, where virtually all possible combinations of size and 
family relations are present. Therefore these households were divided 
into four sub-categories: households of childless couples7, single parent 
households, (standard) nuclear households, compromising parents with 
child(ren), and extended households. 
The division between the standard nuclear and extended households 
is based upon the presence of either two or three generations and/or the 
presence of non nuclear family members (e.g. nephews, uncles, par-
entis), etc). The reasons why some households become extended fam-
ilies while others are, or stay, limited to a nuclear family are complex 
and difficult for us to predict, 'although what form the household takes 
is probably quite rational in economic terms to the people concerned' 
(Willis and Triple, 1987, p. 1715). 
In most of our cases the extended household was formed when one 
of the children of the household married and had children while remain-
ing in the parental home. In only a limited number of cases was the 
extended household the result of other family members moving in, for 
example a widowed parent. Thus, extended families, are mostly formed 
by a rather 'natural' continuation of nuclear families that had previously 
occupied the dwelling. Within the extended households, the older 
members are often dependent on the younger ones for (additional) 
income and food preparation, etc. Exact determination of the level of 
mutual dependency, however, was often difficult to determine. An 
example of the difficulties encountered can be illustrated by briefly 
discussing the situation in a tugurio at Calle Alvarez Thomas 452. 
7. Including those where all (grown-up) children have already left the household. 
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By the occupants' own definition there were 15 independent house-
holds living in this tugurio. Further questioning and analysis of the 
scores on various variables showed that some households were related 
by family ties in the first degree. The oldest two people, who were 75 
and 72 years old, owned the tugurio while three of their children with 
their own families also occupied rooms (without paying rent). As their 
parents had their own rooms, exclusively used by them, prepared their 
own food and had their own income, consisting of a pension and the 
rent revenues from non-family tenants8, we finally categorized these 
households as one couple without children (that is without children in 
their present household) and three nuclear families instead of classifying 
them as one (large) extended family. In comparable cases the same 
method of classification was used. 
In Table 6.8, the various age groups of heads of household in the 
tugurios are presented, together with their sex and household type. The 
average age of the heads of household was 44. Almost 47% of the heads 
of household were between 36 and 55 years. The young households, that 
is with a head of household younger than 36, form less than one third of 
the total. As could be expected, the age of the head of household is 
closely related to the household type and other characteristics of the 
household, like number and age of the children. 
The non-family households together form around 18% of all house-
holds. The singles are mostly found in the age group younger than 35 
years old and another (larger) concentration in the age class above 65 
years. The younger group is formed by the unmarried and young people 
while the older age groups are dominated by independently living 
widows and widowers. In the category 'others', the youngest age groups 
contained mostly part-time (university) students sharing the dwelling. 
We also found in this category a few unions of elderly separated or 
divorced women. Family households make up the main part of the 
tugurio households. Couples without (present) children formed only a 
small minority of those interviewed. But together with the non-family 
households, a striking fact concerning the household composition is the 
large number of childless households: in about 24% of all households no 
children were present. 
8. Of which 4 were interviewed (sec Appendix 1). 
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Table 6.8 Sex and age of heads of household of various household (hhs.) types in 
tugurios (in %) 
Non-family hhs. Family households Total 
Singles Other Childless Single Nuclear Extended 
couples parent hhs. hhs. 
Age 
16-25' 
26-35 
36-45 
46-55 
56-65 
>65 
12.2 
26.8 
7.3 
12.2 
9.8 
31.7 
100.0 
10.0 
20.0 
28.9 
20.0 
8.9 
6.7 
15.5 
100.0 
11.0 
20.0 
10.0 
0.0 
30.0 
20.0 
20.0 
100.0 
2.5 
0.0 
19.0 
31.0 
23.8 
21.4 
M 
100.0 
10.3 
6.6 
26.5 
34.7 
21.4 
7.1 
16 
100.0 
48.0 
1.4 
18.9 
23.0 
25.7 
24.3 
61 
100.0 
18.1 
7.4 
24.3 
26.9 
20.3 
12.3 
M 
100.0 
[409] 
Male 
respondents 
in% (65.9) (60.0) (100.0)2 (26.2) (100.0)2 (75.7) [408] 
Remarks:1 Size including one respondent of 15 years. 2 In 1 and 7 cases respectively 
the head of household was (repeatedly) absent but their data was recorded. 
Source: Sample, 1990. 
Almost 50% of all the sampled tugurio households are of the (standard) 
nuclear family type. The age of the oldest child within the nuclear 
household type holds a strong (and logical) correlation with the age of 
the head of the household (0.797**). So, the older the head of the 
household the older the first born child. However, there was no signifi-
cant (linear) correlation between the age of the head of the household 
and the number of children in the nuclear households. This is simple to 
explain as older children tend to leave the household between the ages 
of 20 and 25. From this data we concluded that the household either 
starts to decrease in size or becomes an extended household when the 
head of household is around 50 years old. 
A main characteristic of the nuclear households is the fact that those 
where the youngest child is younger than 5 only make up about 32% all 
these households. The age difference between subsequent children of a 
household averaged 2.1 years (with 96% less than 5 years). Thus, most 
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of the other 68% of the nuclear family households could be considered 
as having reached completion, leading to the conclusion that most 
nuclear family households are out of the 'child-bearing' phase of the 
family cycle. An additional fact supporting this statement is that 30.8% 
of the nuclear households have at least one child older than 18 years. 
For the extended families the situation is somewhat more difficult as 
three (or more) generations are present. When we take the youngest 
generation into account, in around 30% of the cases the youngest child 
is less than 5 years old. Although a little less confidently, we could also 
conclude that it is unlikely that the majority of these households will 
undergo a future increase in household size. For all family household 
types with children it is evident that they are mostly concentrated in the 
child rearing stage. Although it is difficult to predict exactly what 
changes will occur in the household types, it is clear the majority of the 
tugurio households have reached 'completion' and future changes will 
mostly occur in combination with transformation to another form of 
household. 
Female headed households are concentrated in the single parent 
category. This mostly concerns divorced or separated women living with 
their child(ren). As in other Latin American countries, male desertion is 
not uncommon in Peru. For Mexico, Chant and Ward mentioned that 
next to economic frustration, role failure, lack of employment opportun-
ities and male machismo, women choose to pre-empt male desertion by 
setting up households of their own (Chant and Ward, 1987, p. 9). 
Divorced or separated males living with their children were less com-
mon. But in general divorced, separated or widowed people are mostly 
part of an extended family household. Again, this could be an indication 
that the forming of extended families is related to economic factors but 
that social factors also play a role. 
From Table 6.9 it becomes clear that most tugurio inhabitants live 
within the setting of either a nuclear or an extended household; 53% and 
27%, respectively. When compared with the census figures of 1981 of 
the casas de vecindades of the District of Arequipa our figures do not 
completely coincide (INE(c), 1984, p. 748). Even when differences in 
definition are taken into account, we encountered in our survey less 
single people living alone while our number of inhabitants living within 
a nuclear family setting is considerably higher. For the main part, this 
deviation must be attributed to our selection of rental houses (with more 
than four families) and our classification of extended and standard 
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nuclear households. 
The household sizes range from a single person to one sampled 
extended household with 11 members. As could be expected the latter 
households are the largest with an average size of 6.2 members. 
Table 6.9 Tugurio population after household type, total and average household size 
Hhs. size 
1 
2 
3 
4 
5 
6 
7 
>7 
Total 
inhab. 
Average 
hhs. size 
Non family hhs. 
Singles 
2.6 
2.6 
1.0 
Others 
2.4 
3.3 
1.7 
7.4 
2.7 
Family households 
Childless 
couples 
1.2 
1.2 
2.0 
Single 
parent 
1.1 
2.2 
1.0 
1.8 
0.7 
7.9 
3.1 
Nuclear 
8.8 
15.4 
14.3 
9.1 
3.4 
0.4 
53.4 
4.5 
Total 
Extended (in %) 
1.7 
7.0 
4.8 
6.8 
5.5 
27.3 
6.2 
2.6 
4.7 
14.3 
19.8 
23.1 
14.6 
10.2 
5.9 
100.0 
[1,640] 
4.0 
[407] 
Source: Sample. 1990. 
For the nuclear families the mean number of people per room is 3.0, 
with the same median; for the extended families the mean is much 
higher, 3.8 while the median is also 3.0. If we take the average (4.0) as 
a threshold, more than 33.8% of the nuclear families and 46.5% of the 
extended families live in a situation of very limited space. This, stresses 
the overcrowding in the tugurios discussed in chapter 5. This situation is 
comparable to the findings in the cities discussed in chapter 2. 
The households in the tugurios are by no means constant in configur-
ation. Changes in household composition occur frequently, the birth of 
additional family members being by and large the most frequent cause. 
In Table 6.10 changes in household type that occurred since the head's 
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entrance (or birth) are presented. For example, 6.7% of the household 
heads who entered as a child are now in single person households. A 
large proportion of those that arrived as a child in a previous household, 
or were born in the tugurio, still live in the same dwelling. Beside point-
ing to a low residential mobility for these people, a fact which 
consequently resulted in high average occupational length for this group, 
it also points to the 'inheritance' of rent. Most of those who arrived as a 
child are presently the head of a family that lives in the dwelling. With 
the extended families there are some cases in which the people that 
originally started renting are still present. However, for many extended 
families and all the nuclear families where the head of household arrived 
as a child, there are two possibilities: either the original tenant died or 
they moved away. This last possibility is an interesting feature. 
Table 6.10 Dynamics in household composition since head's entrance (or birth) in 
tugurios 
Hhs. setting al 
entrance 
Child 
Single 
Childless 
Single parent 
Couples with 
child(ren) 
Average 
residential 
stay (years) 
Non-family hhs. 
Singles 
t 
6.7 
33.3 
13.5 
22 
Other 
14.4 
34.8 
6.8 
20 
Family households 
Childless Sim 
couples 
3.3 
18.1 
27 
:le Nuclear 
parent hhs. 
6.7 
2.9 
10.8 
81.8 
11.6 
20 
54.4 
13.0 
62.2 
62.3 
16 
Total 
Extended (in %) 
hhs. 
3.3 
5.8 
6.8 
18.2 
26.0 
20 
100.0 
100.0 
100.0 
100.0 
100.0 
[390] 
[403] 
Source: Sample 1990. 
We also encountered this practice of moving within the group other 
household's groups; the single living persons and the 'other' households. 
The younger household members in the age groups between 18 and 30 
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years tended to stay in the tugurio while other members (often the 
parents with the younger children) moved away. Thus, residential 
turnover in the tugurios is not limited to the moving of total households 
but also takes the form of what could be called 'fragmention'. 
A large number of single and independently arriving people presently 
live in the multiple non-family households. Many of these unmarried 
people, as we noted earlier, are not self supporting. These, mostly young 
people, have arrived recently and share their dwelling with other singles. 
Most young married couples who had no children at the time they 
moved into the tugurios subsequently entered the following stage of the 
household cycle, that of the nuclear family. 
Reviewing the composition of the household in the inner city rental 
sector it is obvious that households without children are prominently 
present. This group can be roughly divided into those households where 
all children had left the parental household and those where 'child-
bearing and rearing' stage of the family cycle has not (yet) been 
reached. Especially for young multiple non-family households, it is 
questionable whether family formation will take place at the present 
location. Within the nuclear households, those with children of an 
average age of older than 10 years were most frequently found. Refer-
ring to Turner's theory we could categorize these families as 'consoli-
dators without moving'. The third important type of household is where 
(married) children continued to live (with their children) in the parental 
household, the extended family. 
Economic characteristics 
We continue this chapter with a discussion of the employment and 
income situation of the tugurio households. But before proceeding some 
remarks have to be made concerning the relevance and reliability of our 
data on income. 
This data has to be used with caution due to the large number of 
people employed in the informal sector (see Table 6.11). Especially in 
this employment segment monthly incomes tend to vary. There is also 
the fact that non-financial incomes are still a prominent feature within 
the households of the inner city. Many inhabitants have relatives or 
friends (or even households members) active in the patches of agricul-
tural land surrounding the city, either as a farmer or a labourer hired on 
a daily basis. Besides, many are employed in the informal sector trade in 
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foodstuffs, giving them relatively cheap access to these basic needs. Due 
to these and other distortions some researchers have even decided to 
skip the collection of data of income altogether (Beijaart, 1992, p. 50). 
However, for two important reasons we decided to include data on 
financial incomes despite its presumed unreliability. Firstly, it may be 
true that these incomes do vary and do not include all possible sources 
of income, but as they are compared (in Section 6.3) with household 
incomes in the peripheral neighbourhoods their relevance increases for 
our study. Secondly, financial income is regarded, by us and others, as 
one of the more important variables related to occupancy rates in the 
tugurios. Omitting this data would, in our view, result in a partial 
picture concerning factors related to the occupancy and overcrowding of 
rented dwellings in the inner city. 
One of the other major problems with using the data on financial 
income has to do with the inflation, purchasing power and parity of 
incomes. To solve these problems, we needed some standard by which 
the level of incomes could be measured. Therefore we used the Legal 
Monthly Minimum Income (LMMI) as a basis. In Peru this minimum 
had to be re-defined almost every month in the period from 1988 to 
1990 because of double digit inflation (see Chapter 3). Nevertheless, the 
official legal minimum per worker remained at a level of around US $50 
per month (La Moneda, 1990, p. 68 and Appendix 1). In turn, this 
amount roughly equalled the internationally recognized poverty-line for 
Peru, which was found to be US $50.90 in late 1988, while the mini-
mum survival level per capita amounted to US $25 per month (CEPAL, 
1990, pp. 133-151). 
Using the LMMI and the official exchange rates as standards we 
think that the main problems of comparability for incomes in low 
income housing are, for the largest part, solved although certain distor-
tions are simply impossible to avoid. 
The first item that receives our attention, is the education level of the 
heads of household. The education levels among the tugurio inhabitants 
are reasonable. Overall, a minority of 16.3% had experienced between 
zero and a few years of primary education. A further 38.2% had not 
completed secondary education, which is normally done before reaching 
the age of 19. The rest had, at least, successfully finished this level of 
education. This high level is certainly influenced by the relatively high 
educational level of those living in the multiple non-family household 
type. 
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A second item concerns the employment and financial position of the 
households: in which sectors and segments are they employed and what 
are the income levels. We begin this topic with the heads of household. 
Table 6.11 Heads of household in tugurios and their present wage segment and 
employment sector (in %) 
Pensioners/ Employed in: 
Unemployed Industry Commerce Services Other Totals 
None 
Private Sector 
Waged 
Indep. 
Public Sector 
Total 
9.5 
0.0 
0.0 
O0 
9.5 
11.6 
5.4 
oo 
17.1 
18.4 
36.0 
O0 
54.5 
1.9 
3.5 
11.9 
17.3 
1.1 
0.0 
05 
1.6 
9.5 
33.1 
45.0 
12.5 
100.0 
[369] 
Source; Sample, 1990. 
Economically inactive people formed around 10% of the heads of house-
hold, with pension or other payments making up the largest part of their 
income. Some of these pensioners and divorced women also had smaller 
supplements to their income, like rent revenues and alimony. 
The occupations of the heads of household include a wide variety of 
professions. For example, we encountered a medical doctor, with his 
practice in rooms located in the first patio of his tugurio. There were a 
number of restaurant owners, one with his restaurant in the adjacent 
building. 
In general however, the majority of Arequipa's tugurio inhabitants 
work in the commerce sector. 17% work in the industrial sector and 
another 17% in the services sector. The category 'other' includes people 
employed in agriculture and even one miner who worked in the silver 
mine of Tuti in the Coica Canon. 
No less than 45% claimed to be working independently, signifying 
that they had no labour contract and were working 'por su cuenta 
propia'. It must be stressed that the people fully employed (that is full 
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time occupation, with a labour contract, social security, insurance, etc.) 
in Arequipa, and as a matter of fact in all of Peru, are a minority of the 
population. Aside from a small registered and 'official' unemployment, 
of about 10%, most members of the economicly active population (EAP) 
are underemployed (see also chapter 5). This proportion of the 
workforce has been steadily rising over the last decades towards 50% in 
Arequipa (E. Chavez O'Brien, 1987, p. 78). 
One example of a 'profession' in the informal services sector is that 
of taxi drivers. In general the taxi, which is mostly a small sized Japan-
ese car or even a 15 to 20 year old VW Beetle, is not owned by the 
person driving. The car is rented out by the owner(s) to two taxistas 
(taxi drivers) in shifts, often one from day break until noon and a second 
from noon till midnight. Gasoline has to be paid for by the driver, who 
is largely dependent on his luck to make a living. It certainly looked as 
if every car available in the centre of Arequipa was in use as taxi 
sometime during the day. A small sign behind the windscreen with 'taxi' 
written on it is sufficient to be a taxi. 
This does, however, not mean that the incomes earned in the informal 
sector are necessarily the lowest. For example, if sufficient passengers 
are found, the taxista can make a reasonable income, certainly if 
foreigners were amongst the fares. Besides, this profession offers the 
opportunity to adjust fare prices immediately to increases in prices (e.g. 
of gasoline) due to policy adjustments and/or inflation. In our survey the 
taxi drivers made, on average, about US $101 a month, which was 
around average in our survey. 
Table 6.12 Heads of household in tugurios and their districi of employment (in %) 
District % 
None 9.7 
District of Arequipa 66.2 
Other Districts of Greater Arequipa 7.8 
Various Districts in Greater Arequipa 6.2 
Outside Greater Arequipa 10.0 
Total 100.0[370] 
Source: Sample, 1990. 
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As can be seen from table 6.12, most tugurio inhabitants worked in the 
inner city. Consequently, the use of public (and very occasionally 
private) transportation was limited to those who worked outside the 
inner city. Virtually all inhabitants employed in the inner city walked to 
their workplace. 
There was no statistically significant relation between the age and the 
income of the household, nor between age of the head and total income. 
This could be attributed to the fact that we did not (always) interview 
the oldest household-member but the one who considered themself the 
head of household. There is another, more important factor distorting the 
relation between income and age: the number of workers per household. 
Table 6.13 Number of workers per household type in tugurios 
Non-family hhs. 
Singles 
Number of 
Workers 
0 10 
1 23 
2 
3 or more 
Other 
3 
19 
14 
3 
Family hoi 
Childless 
couples 
I 
4 
4 
iseholds 
Single 
parent 
3 
23 
11 
1 
Nuclear 
hhs. 
1 
89 
89 
5 
Extended 
hhs. 
0 
25 
30 
10 
Total 
(in %) 
4.8 
49.5 
40.1 
4.3 
100.0 
[369] 
Source: Sample 1990. 
54.3% of all households received only one income. This implies that in 
the rest there was at least one other household member contributing to 
the total household income. Most of these non-head income earners were 
not regularly employed and often they worked less than 40 hours a 
week. 
Besides women performing domestic services, a good example of 
these jobs would be the 'cambistas' (money changers) located on the 
pavements in front of the main bank building in the inner city. They do 
their business, during the hours when the banks are closed and especial-
ly at the end of each week when many Peruvians change their (Inti) 
salaries into hard currency (US $). This informal money exchange, 
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based on the difference between official exchange rates (and their red 
tape) and the almost daily fluctuating 'parallel' dollar exchange rate, 
offers small incomes while at the same time no special or large 'invest-
ments' are needed; besides time, a small pocket calculator will do. Many 
of these small scale 'cambistas' are young students. 
The average total monthly income for all tugurio households 
amounted to US $149 while the average income for the heads of house-
hold amounted to US $108. In Table 6.14 the average total income per 
household type and per household member (including all household 
members) is presented. 
Table 6.14 Average income (in US $) per household type and per household-member 
in tugurios 
Non Family hhs. Family households 
Childless Single Nuclear Extended 
Single Other Couples Parent hhs. hhs. 
Average 
incomes 
Total 75.8 166.6 158.0 108.9 162.1 165.1 
Member 75.8 66.0 78.9 40.9 37.9 27.5 
[369] 
Source: Sample 1990. 
As can be seen in the table, the incomes tend to vary greatly between 
each of the households types. For example, the combined non-family 
households have a relatively large monthly income and certainly the 
income per member is high. This is mainly caused by the fact that a 
number of these households include a large number of adults; each 
contributing to the total income. With the exception of the couples 
without children, the average income per member in the family house-
holds is below the Legal Minimum Monthly Income. For the extended 
households it is close to the survival limit, put at US $25 in late 1988 
(CEPAL, 1990, pp. 133-151). 
In the Table 6.15, the total monthly incomes of households and the 
heads of household is plotted in steps of the Legal Minimum Monthly 
Income, together with the percentage of households falling into each 
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category. 
The table gives a very clear indication of the general income levels 
in the rental housing of the inner city: in more than 36% the total house­
holds income does not exceed twice the legal minimum levels. This 
situation could without doubt be described as poor. Therefore the tugu­
rios are rightfully considered as a part of the low income housing 
segment. 
Table 6.15 Total monthly household income and monthly income for the head of 
household in categories of LMMI (in %) 
Category Tolal of households Heads of Household 
Very Low 
Low 
Medium Low 
Medium High 
High 
Very high 
Total 
(<$50) 
(50-<100) 
(100-<150) 
(150-<200) 
(200-<250) 
(250 or more) 
6.5 
30.4 
28.2 
15.1 
5.6 
14.2 
100.0 
[372] 
15.0 
42.2 
26.4 
5.6 
3.1 
ΊΑ 
100.0 
[360] 
Source: Sample, 1990. 
However, a group earning a relatively high income, US $200 or more, is 
also present. The highest total monthly household income, of US $671, 
was earned by a household of which the head and his eldest son were 
involved in meat and cattle trading between Majes-Siguas and the 
market(s) of Arequipa and, occasionally, Lima. But despite this example 
and a few other exceptions, it is very clear that the majority of the 
households in rented housing do belong to the lower income classes. 
For the incomes of the heads of household the situation is more 
marginal, especially of the non-working heads of household. Of these 
economically non-active heads almost 17.6% had an income less than 
the minimum of US $50, and another 80% had an income less than the 
average US $108 for all heads of household. The number of the heads 
of the households that had an income above 4 times the minimum wages 
was very limited. Professions like architects and the medical doctor 
belong to this category. 
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Property right characteristics 
Property rights form one of the most distinctive characteristics of the 
tugurios: in fact this housing segment is simply categorized on the basis 
of tenure. But is everyone renting, and if not are there differences 
between renters and non-renters and how is this related to the occupancy 
rate? 
The monthly rents tenants have to pay for their dwelling in the inner 
city can be considered as extremely low. In Table 6.16 rents are 
expressed as a percentage of the total monthly household income. 
Table 6.16 Proportion of total monthly household income in tugurios spent on rent 
(excluding owners and non-paying renlers) 
Category % of Households 
0-<5% 77.7 
5-<10% 15.5 
10-<15% 6.1 
15-<20% 0.3 
20% or more 0.3 
Total 100.0 
[310] 
Source: Sample, 1990. 
As can be seen, the rents mostly form only a small part of the (already 
low) incomes. This is certainly not uncommon in Peru, as the evidence 
presented for the situation in Lima pointed to the same situation (Chap-
ter 2). The low controlled average level rent of US $3.80 per month can 
be put into perspective when it is realized that this was less than 3% of 
the average monthly household income and even in case of a total 
monthly income of only US $50, would amount to only 7.5%. 
Rents also tend to vary greatly, especially between the various tu-
gurios sampled. Also within each tugurio the rents tend to vary, even if 
the amount of living space in the various dwellings is taken into 
account. There seems to be no simple ratio relating area and rent levels. 
We attribute the variations in rent levels to the virtually endless combi-
nations of living space, number of rooms rented, their overall state of 
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maintenance and the availability of services like water and electricity 
inside the dwelling. Also the location of the dwellings inside the build-
ing, i.e on the first or the second patio, seems to influence the amount 
of rent (see also Chapter 8). 
Not all of the tugurio households rent their dwelling: a number of 
households owned, at least a part, of the building (see table 5.12). In 
Chapter 8, various characteristics about the owners, especially the types 
of owners, their total rent revenues, their future plans, etc. are discussed 
in detail. Here, we briefly consider some of the differences between 
owner households, that is those who actually live in the property, and 
tenant households. 
In the first place, the average total income of the owner households is 
25% higher than that of the tenant households, expressed in real terms 
the amounts were US $187 and US $149. This difference is relatively 
large certainly when it is realized that many of the tenant households 
live at the margin in which case a small difference means a lot. How-
ever, the differences can also be put into another perspective when it is 
realized that in all tugurios where the owners were living in the build-
ing, there was at least one tenant household that had a larger total 
monthly income than that of the owner household. In the second place, 
heads of owner households tend to be older and have a longer average 
residential stay than the heads of tenant households. For the tenant heads 
of household the average length of stay was 18.5 years while for the 
owner heads of household this was 23.5 years. Quite a large number of 
the heads of owner-households were actually born in their tugurio. 
Briefly, we could conclude that there are some differences in income, 
age and length of residential stay between tenant households and owner 
households. However, on the whole these can be considered as rather 
insignificant, certainly when other factors like multiple ownership of the 
properties, etc. are taken into account (see Chapter 8). 
So far we have considered the tenure situation of owners and tenants. 
However it must be noted that these types of tenure do not cover all 
possible tenure situations in the inner cities of the Developing World. In 
most of these cities there appears to be a considerable proportion of 
households which neither own their accomodation nor pay any rent. This 
proportion reaches around 20% in some developing countries (Gilbert, 
1990, p. 13). 
For the capital cities of Latin America this phenomenon of non rent 
was briefly discussed in Chapter 2. The forms of tenure can take on 
different forms. In La Paz, Bolivia, various forms of 'cedida' (charge 
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free) are used to describe this. The lender can be the employer of the 
household head ('cedida por servicios'); a relative ('cedida por paren-
tesco'); or a friend ('cedida por amistad'). In addition, two other forms 
of non rent tenure situations exist: 'anticrético' and 'mixto'. 'Anti-
crético' is a tenure situation in which the tenant pays a large amount of 
money in advance (mostly between 25 and 40% of the value of the 
house or dwelling), but lives there rent free for an agreed period (gen-
erally two or three years). After the contract period, the initial payment 
is returned and the building vacated. The landlord can invest the initial 
payment in an inflation-proof manner, e.g. in property, and thus profits 
from the difference in real value between the initial and return pay-
ments. 'Mixto' contracts are a combination of smaller initial payments 
combined with moderate monthly rents (Beijaart, 1992, pp. 42-43). 
We did not encounter all of these forms of non-rent in the tugurios 
of Arequipa. Besides, excluding the owners, in total only 5% of the 
households were living in their dwelling without paying rent. We 
recorded no cases of a 'mixto' contract and only one renter claimed to 
have an 'anticresis' contract, the Peruvian equivalent of 'antecrético'. 
Reasons for this are obvious. In times of hyper-inflation, like during the 
years before and at the time of the survey, the initial payment by the 
time of repayment has virtually reduced to nothing making this form of 
tenure much less attractive to would be tenants (See Chapter 2 and 
examples in Section 6.2). Also, because of the large initial payments, 
both 'mixto' and 'anticresis' contracts are more suited to the middle 
income classes than to the low and very low income classes in the 
tugurios. Hence almost all non-rent paying tenants of the tugurios are of 
the 'cedida' type, although the term as such is not common in Peru. 
Most non-rent paying tenants were either family of the owners and/or 
appointed as representatives of the owners and could therefore be con-
sidered to be renting under the 'cedida por servicios' or 'parentesco'. 
Besides these forms of non-rents we found a number of cases in which 
there was a (temporary) rent-payment strike, but these cases are further 
elaborated upon in Chapter 8. 
6.3.2 Models explaining and predicting occupancy rates and over-
crowding 
In this section we describe the steps we took in developing models 
describing and (hopefully) predicting overcrowding and occupancy rates. 
From the survey data on the number of people who together formed the 
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household and the number of rooms they occupied, a continuous vari-
able, the occupancy rate, was calculated. Next, a number of household 
characteristics were captured in two models in an attempt to, on the one 
hand, explain the variance in occupancy rate and on the other hand to 
predict overcrowding using a specific threshold based on the avarage 
occupancy rate. 
There are a number of demographic variables that are likely to 
influence the occupancy rate in the tugurios. As total household size is 
an obvious variable affecting the occupancy rates per room and as it 
would appear on both sides of any equation, it was precluded as an 
explanatory variable. Because of the close relations between age and 
number of children, the age of the head of household was also omitted 
as an explanatory variable to reduce the relations, or multi-collinearity, 
between the various explanatory variables. 
Instead, only the number of children was included, contributing 
directly to a higher occupancy rate. The sex of the head of household 
was also included as an explanatory variable, as it was hypothetized that 
female headed households were much more likely to be in a marginal 
position (also) considering the number of persons per room. Both the 
single parent and extended family types were distinguished from the 
other types of households as they were much more likely to be affected 
by cultural obligations, like children much beyond the age of 20 living 
at home and the absorbtion of family and non-family members out of 
economic necessity, both mechanisms which could be expected to lead 
to a high occupancy rate. 
Hypothetizing economic variables affecting the occupancy rate is 
relatively simple. Because of the large number of households with more 
than one income earner, the correlation between total income and 
occupancy rate was established by taking the number of workers per 
household: the more working family members the lower the occupancy 
rate. This is because more workers increase the total income and hence 
the possibility to rent more space. Besides, incomes per capita were used 
to tie the total household incomes to the occupancy rate: the lower the 
income per capita the higher the occupancy rate. We also included a 
variable as an expression of income uncertainty, hypothetized to influ-
ence the number of rooms rented by a household. If the head of house-
hold is occupied in the informal sector (the independent wage segment 
of table 6.11), a sector characterized by fluctuating monthly incomes, it 
was hypothetized that this would have a negative effect on the occu-
pancy rate, i.e. the number of rooms rented. Finally, paying a higher 
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percentage of the total income to rent, calculated as the rent/income 
ratio9, was hypothetized as being an expression of the household prefer-
ence for housing vis à vis other goods. 
Hypothetizing variables of tenure characteristics affecting the occu-
pancy rate in the tugurios, we expected a priori that households who 
have special privileges compared with the tenants, will have a lower 
occupancy rate. In other words, the owners, or those related to the 
owners, as a relative and/or employee, were expected to have more 
rooms at their disposal. A second variable concerns the length of 
residence in the house. Households less inclined to move are hypothe-
tized to have higher occupancy rates. This mover-stayer dichotomy in 
rental housing has long been recognized. Such markets are characterized 
by a few households who frequently move and others who experience 
long durations at the same residence (Willis and Triple, 1991, p. 1713). 
A third variable, the amount of monthly rent, is already included in the 
rent/ratio calculation under the heading economic variables. 
In Table 6.17 the various variables aie presented with a short descrip-
tion of relation and their correlation coefficient with the occupancy rate. 
The correlation coefficient is an expression between the strength of the 
relation between the variable and the occupancy rate. 
Table 6.17 Explanatory variables (type and abbreviation), their rationale and 
correlation coefficient with the occupancy rate in tugurios 
Demographic variables Correlation 
a Number of children (continuous, Nchild): 0.5746** 
contributes directly to higher occupancy per room 
b Female head of household (dummy, Fsex): 0.1473* 
presumed higher marginality of women leads to higher density per room 
с Family type (dummy, Flypc): 0,4094** 
cultural obligations would suggest higher occupancy 
per room of standard nuclear and extended households 
9. For owners, a calculated rent was used to establish the rent-ratio. This calculated 
rent was based on the total area in use by the owner as living space multiplied by 
the average price per square meter in that tugurio. 
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Economie variables 
d Employment segment head of household (dummy, Segg): 0.2187** 
employment of head of household in informal sector increases 
uncertainty of income and increases the density per room 
e Numbers of workers per household (continuous, Logwork): 0.1655** 
generates more income (and reliability of income) and reduces the 
number of persons per room 
f Income per capita (continuous, Logcap): -0.5124** 
higher income permits more rooms to be rented reducing occupancy 
per room 
g Rent to income ratio (continuous, Rentrât): -0.1824** 
expression of household preference for housing vis à vis 
other goods, i.e. higher rent/ratio leads to lower occupancy 
Property right variables 
h Tenure type (dummy, Ttype): -0.1721** 
tenant households are expected to have less rooms 
at their disposal than the owner-households 
i Length of residence (continuous. Logres): -0.0329* 
households less inclined to move have higher occupancy rates 
Notes: ** statistical significance 0.001, * statistical significance 0.01 
Source: Sample, 1990. 
As can be seen from the table above, all variables, except Logwork and 
Logres, had the expected sign. The reason for the deviation of Logwork 
is most probably the fact that, although there is more than one worker in 
the household, the total income is still not large enough to lead to a rise 
in amount of rented space. For the length of residence (Logres) the 
explanation is more difficult, although we suspect that the combination 
of non-renters and old, very long term tenants, are responsible for this 
deviation. 
To determine the explanatory strength of the hypothetized variables a 
simple linear least-square (LSS) regression model was used to explain 
variations in the occupancy rates for the tugurio households (Vocht and 
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Keus, 1993, pp. 181-206)10. The LLS results are presented in Table 
6.18. 
Table 6.18 Multiple regression with occupancy rate as dependent variable of various 
characteristics in tugurios 
Multiple R .70607 
R square .48854 
adjusted R square .48812 
F= 47.86177 Significant F= .0000 
Variables in the equation 
Intercept 
Nchild 
Logcap 
Renrat 
Segg 
Ttype 
Logres 
Ftype 
Beta 
.33005 
-.34295 
-.22533 
.13870 
-.10425 
-.09321 
.09982 
Τ 
8.062 
6.400 
-7.220 
-5.526 
3.539 
-2.642 
-2.371 
2.118 
SigT 
.0000 
.0000 
.0000 
.0000 
.0005 
.0086 
.0183 
.0349 
Source: Sample, 1990. 
Expressing a number of the variables in logarithmic form increased the 
goodness of fit of the model and reduced the relation between the 
variables. After a stepwise entering of the variables, those included 
produced an adjusted R2 of 48.8%. The variables of sex and the number 
of workers were not entered into the equation as the limits of a 95% 
confidence was reached (see accumulated figures of Sig T). All in all, 
the model points to a relatively weak relation between the various 
10. The model took the form of: Y = A + B, * X, + B, * X, + +B t * Xk in 
which Y is the dependent variable, A the intercept, B, the partial regression coeffi­
cients, while Xi are either dummy or continuous independent variables. The various 
variables were under the conditions of pairwise deletion entered into the equation, 
besides they were stepwise entered until the 95% confidence level was reached 
(Vocht and Keis, 1993, pp. 181-206, SPSS manual). 
220 
variables as a little less than about 50% of the variance in occupancy 
rate was explained. In general, an R2 of around 0.8 (64% of the variance 
explained) is considered as a strong relation (Vocht and Keus, 1993, p. 
183). However, this does not mean that this model is completely worth-
less. 
In the first place, the direction and strength of the relations between 
variables and occupancy rate is not given by R2. For this we need to 
take a look at the regression coefficient Beta. The three variables with 
the largest influence on the occupancy rate are the number of children in 
the household, the total monthly income and, thirdly, the proportion of 
the monthly income spent on rent. 
In the second place, the variables of the occupancy rate model can 
also be used in a logistic regression predicting overcrowding in tugurios. 
For this application, first an overcrowding threshold has to be defined. 
The average occupancy rate of 2.7 per room for the valid cases (346) in 
the model was used as threshold to define the household situation of 
overcrowding and households living in less crowded circumstances. This 
resulted in the conclusion that 41.1 % of the households could be said to 
be living in conditions of overcrowding. 
In Table 6.19, the outcome of predictive strength of the entered vari-
ables are presented. 
Table 6.19 Observed and predicted values from the logistic regression equation 
model of overcrowding in tugurios 
Predicted (by the model) % correct 
< 2.7 >2.7 
Observed <2.7 152 45 77.16 
(by sample) >2.7 43 106 71.14 
74.57 
Source: Sample. 1990. 
Overall, this outcome capturing equation model of the occupancy rate 
certainly has less than a 100% diagnostic ability. But the various rela-
tions between the variables distinguished and the occupancy rate and 
thus the households living in a situation of overcrowding are illustrated. 
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6.4 The inhabitants of tugurios and of peripheral neighbourhoods: a 
comparison 
Armed with the characteristics of the tugurio inhabitants, we will try to 
compare the main aspects of their situation to those of the inhabitants of 
the other two low income housing areas we studied. This comparison is 
meant to place the various aspects of the tugurio inhabitants within a 
larger urban context, and most of all, in the reality of Arequipa. In 
which ways do the tugurio inhabitants differ, or bear resemblance to 
owner-occupiers in the two peripheral neighbourhoods? 
Although perhaps superfluous, we would like to stress the fact that 
the figures on origin and residential mobility only reflect the characteris-
tics of the people interviewed. For example, when we state that a large 
majority of the population of Ciudad de Dios is not of local origin we 
are referring to the origin of the 'heads of the household' we inter-
viewed. This is despite the fact that as a result of natural population 
growth, in reality more than 51 % of the total population was born in 
Arequipa (Ceder, 1991, n.p.). 
The sequence of features reviewed is as follows: first we look at the 
migration status and previous pattern in residential mobility, than we 
compare the household composition, employment sectors and income 
levels. 
6.4.1 Entrance and residential history: three segments compared 
The entrance and residential history of the inhabitants of the two neigh-
bourhoods are influenced mainly by two things: the period of founding 
and/or initiation of the neighbourhoods, in the early 1960s and in the 
early 1980s for Cuidad Mi Trabajo and Ciudad de Dios respectively, and 
the inflow of new inhabitants during their more recent existence. 
In this section we look if there are any differences in the patterns in 
flow and the rate in residential turnover between the two neighbour-
hoods and the tugurios. Do the inhabitants greatly differ in origins and 
pattern of residential migration? And what are the main reasons for 
these inhabitants to move to the neighbourhoods located in the periphery 
of Arequipa? 
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Table 6.20 Origin of the interviewed heads of household after Department of birth 
for tugurios. Ciudad Mi Trabajo and Ciudad de Dios (in %) 
Area 
Greater Arequipa 
Outside Greater Arequipa 
Dep. Arequipa 
Dep. Puno 
Other departments 
Tugurios 
32.2 
21.4 
20.0 
26.4 
100.0 
[401] 
Ciudad Mi Trabajo 
43.4 
18.5 
9.5 
28.5 
100.0 
[189] 
С. de Dios 
15.0 
15.0 
41.2 
28.9 
100.0 
[187] 
Source: Sample, 1990. 
Most heads of household do not come from Greater Arequipa, a con­
clusion that is true for all three housing segments". However, the 
number of locally born heads of household is greatest in Cuidad Mi 
Trabajo, while the number of heads of household born in Puno is 
greatest in the most recent neighbourhood Cuidad de Dios. In this 
respect, the neighbourhood could be characterized as one with a more 
Arequipian character while the other is largely inhabited by heads of 
household from the sierra of the south. However, both deviate from the 
more diverse character of the tugurio population. 
The migrants arrived in different periods for the various housing seg­
ments. In 1970, almost 55% of the migrant heads of household in the 
tugurios were still to arrive in Greater Arequipa. An almost equal 
proportion of the migrant population of Ciudad de Dios arrived after 
1980. These migrants are among the most recent migrants to Arequipa. 
This is in contrast to the migrant heads of household in Ciudad Mi 
Trabajo where more than 50% of the migrants had already arrived 
before 1960, see Table 6.21. 
11. As was the case with the tugurio heads of household, return migrants were 
added to those originating from other departments. 
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Table 6.21 Migrants and first arrival in decades in Greater Arequipa for tugurios, 
Ciudad Mi Trabajo and Ciudad de Dios (%) 
Decade 
Tugurios Cuidad Mi Trabajo Cuidad de Dios 
< 1950 
1950-1959 
1960-1969 
1970-1979 
1980-1990 
Total 
7.9 
11.4 
26.1 
27.3 
27.3 
100.0 
[253] 
25.3 
29.9 
19.5 
9.2 
16.1 
100.0 
[87] 
0.0 
2.9 
11.5 
30.9 
54.7 
100.0 
[139] 
Source: Sample, 1990. 
A large part of the migrants in Ciudad Mi Trabajo arrived at a very 
young age in Arequipa. The other two housing segments for a large part 
accommodate those who arrived at a later life stage. The migration 
setting to Greater Arequipa for all migrator heads of household of the 
three segments is presented in Table 6.22. 
Table 6.22 Migrator heads of household for tugurios. Ciudad Mi Trabajo and Ciudad 
de Dios and migration selling al eninince lo Greater Arequipa (in %) 
Migration selling Tugurios Cuidad Mi Trabajo Cuidad de Dios 
Child 
Single 
Married 
childless couples 
couples wiih children 
Total 
25.3 
33.5 
12.1 
29.2 
100.0 
12571 
26.1 
47.7 
6.8 
19.3 
100.0 
|881 
22.3 
31.5 
7.7 
38.4 
100.0 
[130] 
Source: Sample, 1990. 
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The (migration and) residential pattern of the inhabitants of the two 
housing segments is illustrated in Figure 6.3 (for explanation of the 
symbols used see Figure 6.2). The number of migrant heads of house-
hold who moved directly from outside Greater Arequipa to the neigh-
bourhood was relatively small as a proportion of all migrants. 
Concerning intra-residential mobility (the black proportionally sized 
arrows) the patterns are diverse. For Ciudad de Dios the proportion of 
migrants who moved directly into their present housing unit in the 
peripheral neighbourhoods was relatively low (8.2%) while for Ciudad 
Mi Trabajo it amounted to 14.6%. Direct migration was far higher in the 
tugurios: more than 33% (see Figure 6.1). This again indicates that the 
inner city of Arequipa not only continuously fulfilled a function as a 
reception area, but also that it, compared to these two neighbourhoods, 
still has a relatively important role. 
In contrast with the inhabitants of the peripheral neighbourhoods 
Ciudad Mi Trabajo and the centrally located tugurio inhabitants, Ciudad 
de Dios is mainly populated by heads of household who had a previous 
location in the one of the other peripheral districts. Around 40% of them 
had rented this former dwelling or lived with their parents. The central 
district of Arequipa is of minor importance as a supplier of settlers. The 
inhabitants of Ciudad Mi Trabajo had, for the main part, a previous 
location in the central area of Arequipa. Almost all had rented their 
previous dwelling and 70% had even previously lived in the tugurios of 
the inner city. 
This pattern, seen in a historical context, is quite logical for at least 
one of the peripheral neighbourhoods: as Ciudad Mi Trabajo was 
founded soon after the earthquakes of 1958, it is to be expected that 
most inhabitants originated from the oldest and most damaged parts of 
the city. For Ciudad de Dios the pattern is much more difficult to 
explain. As most heads of household had a previous location in the other 
peripheral districts of Arequipa it is most likely that they moved out of 
their parental home to start an 'independent' life. 
In general, intra-urban mobility is mostly limited to either one or two 
previous locations for all three areas. Only a small number of all respon-
dents had three or more previous locations. What is different, is the 
number of previous locations within Arequipa for the various housing 
segments. More than 41% of the tugurio inhabitants had no previous 
location in Greater Arequipa, either because they were born at the 
present site or migrated directly from outside Greater Arequipa. In the 
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Figure 6.3: Ciudad Mi Trabaio (left) and Ciudad de Dios (right), migration and 
residential mobility (n= 191 and 189 l'or CMT and CdD respectively) 
peripheral neighbourhoods the number of inhabitants who had one or 
more previous locations is much higher, 91% and 86% for Ciudad Mi 
Trabajo and Ciudad de Dios respectively. 
Table 6.23 Heads of household in tugurios. Ciudad Mi Trabajo and Ciudad de Dios 
and the number of their previous residential locations in Greater Arequipa (in %) 
Migrants Non-migrants Total 
no. of locations no. of locations 
0 1 >1 0 1 >1 
Tugurios 31.4 25.8 10.5 11.9 14.6 6.8 100.0 [411] 
C.Mi Trabajo 7.8 38.9 9.8 1.6 32.1 9.8 100.0 [193] 
C.deDios 13.8 52.6 19.4 0.0 10.2 4.1 100.0 [196] 
Source: Sample. 1990. 
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In Table 6.24 the age of the inhabitants, at their time of arrival in their 
present dwelling, is given. 
Table 6.24 Age (in categories) at entrance of heads of household for tugurios. 
Ciudad Mi Trabajo and Ciudad de Dios (in %) 
Age 
0-15 
16-25 
26-35 
36-45 
>45 
Total 
Tugurios 
17.6 
32.5 
28.8 
13.6 
7.7 
100.0 
[403] 
Ciudad Mi Trabajo 
12.8 
27.0 
36.7 
17.3 
6.1 
100.0 
[190] 
Ciudad de Dios 
0.5 
16.8 
44.7 
21.6 
16.3 
100.0 
[196] 
Source: Sample, 1990. 
In contrast with the other two housing areas, the age groups between 26 
and 35 are pronouncedly less present in the tugurios. 
The civil status at the time of entrance in the present housing unit is 
also interesting. Of all the heads of household entering Ciudad de Dios 
more than 89% either got married in their year of arrival or were 
already married. Of these, no less than 40%, had been married for 
longer than 4 years. This was also the case in Ciudad Mi Trabajo, where 
no less than 80% had been married before moving to this neighbour-
hood. Of these newcomers 45% had been married for longer than 4 
years. This necessarily suggests that the initial stage(s) of the family-
cycle for most households in these neighbourhoods took place at a 
previous location (i.e. elsewhere in Arequipa or even outside the city). 
Another explanation could be that they remained longer in the parental 
dwelling. 
Corresponding figures were lower for the tugurio inhabitants: 67.5% 
had been married before entrance of whom 36% longer than 4 years. In 
other words, a considerable portion of the tugurio inhabitants, arrived 
either unmarried or having been married for a shorter time than the 
heads of household in the peripheral neighbourhoods. 
But comparing the pattern of the inhabitants of Ciudad de Dios with 
the inhabitants of the tugurios leaves us with one point. The migrants 
living in Ciudad de Dios are by far in the majority, most of them having 
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arrived after the year 1970. They were mostly first located in an area 
which could be considered as the latest extensions of the older periph-
eral neighbourhoods in districts like Yanahuara, Miraflores, Mariano 
Melgar and Paucarpata. A minority came from the recently built up 
areas in the adjoining districts of Cerro Colorado and Cayma. But why 
did a large proportion of the present tugurio inhabitants, almost 67%, 
not follow the same pattern? That is, why had they chosen to move to 
the centre (or remain there) rather than to the periphery? 
Some of the factors that could shed some light on this phenomenon 
are the reasons given for leaving the previous housing unit and for being 
attracted to the present site. Here we consider only the inhabitants who 
had one or more previous locations within Greater Arequipa. 
Table 6.25 'Push factors' for leaving previous dwelling in Greater Arequipa given 
by heads of household in tugurios. Ciudad Mi Trabajo and Ciudad de Dios (in %) 
Reasons Tugurios Ciudad Mi Trabajo Ciudad de Dios 
physical aspects 
aspects of location 
cost related aspects 
social aspee us 
former household 
tenant status 
other 
Total 
12.4 
21.3 
1.8 
1.8 
34.3 
25.4 
M. 
100.0 
[1691 
66.4 
0.0 
1.4 
0.0 
14.7 
14.0 
i l 
100.0 
11431 
12.8 
1.5 
4.5 
3.0 
30.1 
45.9 
23 
100.0 
[133] 
Source: Sample, 1990. 
The motives of the inhabitants of Ciudad Mi Trabajo are the most easy 
to explain. Most mentioned earthquake damage, which had made their 
former dwelling uninhabitable as their most important reason for leav-
ing. Besides this, factors related to the former household, 'want to live 
independently from parents and with my own family', and problems 
with rent levels and with owners were also given as reasons for leaving. 
The same categories were mentioned by the inhabitants of the two other 
neighbourhoods although physical aspects were seen as less important. 
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These 'push factors' for leaving the former dwelling can be com-
pared with the reasons given for being attracted to the present dwelling: 
the 'pull factors'. 
Table 6.26 'Pull factors' attracting heads of household to present dwelling from 
previous location in Greater Arequipa (in %) 
Reasons Tugurios Cuidad Mi Trabajo Cuidad de Dios 
physical aspects 
aspects of location 
cost related aspects 
social aspects 
tenant status 
other 
Total 
9.9 
57.7 
6.3 
16.2 
5.6 
4.2 
100.0 
[142] 
4.3 
3.6 
2.9 
5.0 
79.9 
4.2 
100.0 
[139] 
11.7 
2.5 
4.2 
7.5 
65.0 
9.2 
100.0 
[120] 
Source: Sample, 1990. 
For both peripheral neighbourhoods ownership of the plot and/or house 
seems to be the main factor of attraction. This in contradiction to the 
inhabitants of the tugurios. For them, the most important reason to move 
to their present dwelling were the advantages its location offered. 
Besides this, prospects for a better social environment in the tugurio 
were seen as attractive. 
Thus it seems, we have found one of the main factors explaining the 
pattern of residential mobility for the three residential areas in Arequipa. 
Advantage of location or ownership seem to be the primary variables for 
location in the centre or elsewhere. 
That ownership also influences the length of the residential stay 
becomes clear when we compare the two sets of data. As can been seen 
in table 6.27, almost 70% of the inhabitants of Ciudad Mi Trabajo have 
occupied their house (or plot) since housing was established in the area 
more than 25 years ago. 
Conversely, only about 30% of tugurio inhabitants have lived in their 
dwelling for more than 25 years. Since this time residential turnover in 
the tugurios has been significantly higher than in Ciudad Mi Trabajo. 
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This is shown by the fact that nearly 47% of the tugurio occupants had 
moved within the last 15 years compared to only 21% of the owner 
occupiers of Ciudad de Dios. 
Although it is still too early to draw the same conclusions from 
Ciudad de Dios, a similar pattern does seem to be emerging. 
Table 6.27 Years of occupation of the present housing (unit) for tugurios. Ciudad Mi 
Trabajo and Ciudad de Dios 
Years Tugurios Cuidad Mi Trabajo Cuidad de Dios 
0-4 
5-9 
10-14 
15-19 
20-24 
25-30 
30-34 
>35 
19.3 
14.0 
13.3 
11.6 
10.8 
7.5 
5.1 
17.1 
100.0 
[409] 
9.2 
6.1 
5.6 
4.6 
7.7 
14.3 
52.6 
0.0 
100.0 
[190] 
65.8 
32.6 
1.6 
0.0 
0.0 
0.0 
0.0 
0 0 
100.0 
Ц96] 
Source: Sample, 1990. 
For the majority of the tugurios their existence could be traced, at least, 
to the period before the 1950's. So, tugurio housing has been available 
for the longest time of all low income housing in the city of Arequipa. 
However, tugurio inhabitants are, in comparison to those of an 'old' 
neighbourhood like Ciudad Mi Trabajo, generally relatively young and 
have a limited number of years of residence. 
Of course this is influenced by the fact that the proportion of young 
inhabitants in the tugurios is larger than that in Ciudad Mi Trabajo 
which reduces the possible length of residence. Also the figures of Table 
6.27 are influenced by the fact that Ciudad Mi Trabajo was established 
in 1958. To take account of these influences, we (again) calculated the 
household heads' age at entrance to the present dwelling for both 
tugurios and Ciudad Mi Trabajo and the period of residence into two 
groups of 16 years (people entering the tugurios before 1958 and also 
those presently younger than 32 were excluded). 
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Table 6.28 Time of residence and entrance age for selected heads of household in 
tugurios and Cuidad Mi Trabajo (in %) 
Entrance 
Age 
0-19 
20-29 
30-39 
>40 
<16 
8.7 
29.4 
67.1 
76.1 
Time of residence 
Tugurios 
>16 
91.3 
70.6 
32.9 
23.9 
[196] 
Ciudad Mi Trabajo 
<16 
0.0 
8.5 
18.9 
27.8 
>16 
100.0 
91.5 
81.1 
72.2 
[157] 
Source: Sample, 1990. 
This table points to the fact that although the entrance age to the present 
dwelling was split into the same groups for both housing segments, the 
length of residence differed greatly. To give an example: from all the 
present inhabitants of the tugurios who had entered at an age of between 
20 and 30, almost 30% have had a residential stay of less than 16 years. 
Conversely, with the same age bracket in Ciudad de Dios more than 
90% have had a residential stay of more than 16 years. As can been 
seen in the table, for all entrance age groups, the inhabitants of Cuidad 
Mi Trabajo have experienced a longer period of residence. 
There were certainly no major extensions to the total tugurio housing 
stock after 1960. Thus, the table indicates that residential turnover 
among tugurio inhabitants is significantly higher than that in Ciudad Mi 
Trabajo. Repeating this exercise for the neighbourhood of Cuidad de 
Dios is not possible as this neighbourhood experienced a large growth of 
both population and residential area over the last 10 years. 
6.4.2 Demographic and economic household characteristics: three 
neighbourhoods compared 
Demo graph ic eh a ra cte rist ics 
In this section we compare the main demographic conditions of tu-
gurio inhabitants with those of the inhabitants in the two peripheral 
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neighbourhoods. 
As could already be suspected on the basis of information presented 
above, the average age in the three housing segments differs greatly. For 
the tugurios, the average age of the heads of household was 44 years, 
while for Ciudad Mi Trabajo and Ciudad de Dios the figures were 52 
and 38 years respectively. The ages of the heads of household in the 
housing segments is further specified in Table 6.29. 
Table 6.29 Age (in categories) of heads of household in tugurios, Ciudad Mi Trabajo 
and Ciudad de Dios 
Tugurios Cuidad Mi Trabajo Cuidad de Dios 
Age 
15-35 31.6 10.3 
36-55 47.4 4S.2 
>55 2L0 4L5 
Totals 100.0 100.0 
[407] |I95] 
Source: Sample, 1990. 
In Table 6.30, the frequencies of the various household types and their 
average size are presented. 
47.7 
43.5 
8.8 
100.0 
[193] 
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Table 6.30 Proportion of population after household type, total and average house­
hold size in tugurios. Ciudad Mi Trabajo and Ciudad de Dios (in %) 
Non family hhs. 
Singles Others 
Total 
Tugurios 10.2 
С. Mi T. 0.5 
С. de D 2.6 
Average 
hhs. size 
Tugurios 1.0 
С. Mi T. 1.0 
С. de D. 1.0 
11.0 
6.3 
2.6 
2.7 
4.0 
4.7 
Family households: 
Childless Single 
couples parent 
2.4 
1.6 
2.1 
2.0 
2.0 
2.0 
10.2 
6.3 
6.3 
3.1 
3.5 
3.9 
Nuclear 
hhs. 
47.9 
41.7 
66.3 
4.5 
5.3 
4.9 
Total 
Extended 
hhs. 
18.0 
43.8 
20.0 
6.2 
6.8 
6.4 
[409] 
[192] 
[190] 
[409] 
[192] 
[190] 
Source: Sample, 1990. 
It is clear from Table 6.29 that the heads of household in Cuidad Mi 
Trabajo are by far the oldest of all three neighbourhoods, while those in 
Ciudad de Dios are the youngest. The ages of the heads of household in 
the tugurios are more evenly distributed, although here the middle age 
group is relatively dominant. 
Economic characteristics 
In Table 6.31, the occupations of the inhabitants are categorized accord­
ing to sector of employment using the principles described in section 
6.3.1, under the heading economic characteristics. 
In general, the majority of tugurio inhabitants were working in the 
commercial sector, and mostly the informal part of it. This statement 
gains in significance when compared with the occupations of the inhab­
itants of the two peripheral neighbourhoods. Despite the fact that here 
the commercial sector also provides jobs for about one third of the 
population, the workers are more evenly distributed over all sectors. 
In Ciudad Mi Trabajo, the number of heads of household who are not 
economically active is by far the highest of the three housing segments. 
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This is not surprising as the average age in this neighbourhood was also 
higher than in the others. The heads that are employed, for the largest 
part work in the services sector, mostly in companies and businesses that 
are either state-owned or controlled by the state. This is contrary to 
Cuidad de Dios where the majority of the population either works as a 
manual labourer (some of them in the Cement Plant of Yura) or is 
active in the agricultural sector. The latter are mainly labourers hired on 
a daily basis to work on the irrigated land surrounding the city. 
Table 6.31 Heads of household in tugurios. Ciudad Mi Trabajo and Ciudad de Dios 
and their present wage segment and employment sector (in %) 
Pensioners/ Employed in: 
Unemployed Industry Commerce Services Olher Totals 
Non 
Tugurios 
С. Mi T. 
С. de D. 
Private Sector 
Waged 
Tugurios 
С. Mi T. 
С. de D. 
Independent 
Tugurios 
С. Mi T. 
С. de D. 
Public Sector 
Tugurios 
С. Mi T. 
С. de D. 
Total 
Tugurios 
С. Mi T. 
С. de D. 
9.5 
20.0 
4.7 
9.5 
20.0 
4.7 
11.6 
12.8 
66.5 
9.5 
5.1 
0.0 
11.9 
0.0 
0.0 
17.1 
17.9 
30.7 
Source: Sample, 1990 
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18.4 
15.X 
3.6 
36.0 
15.3 
26.6 
0.5 
0.0 
0.0 
54.5 
31.3 
30.2 
1.9 
4.6 
0.0 
0.8 
3.6 
11.5 
12.5 
15.3 
1.0 
17.3 
23.6 
12.5 
1.1 
2.6 
7.3 
0.0 
4.1 
13.5 
0.0 
0.5 
1.0 
1.6 
7.2 
21.9 
33.1 
35.9 
41.7 
45.0 
28.2 
51.6 
12.5 
15.9 
2.1 
100.0 
100.0 
100.0 
In comparison with the tugurios the number of people from the other 
neighbourhoods employed in the informal sector of the economy is less, 
but still present. In Ciudad de Dios we encountered several heads of 
household who were looking for sufficient employment and, as they 
were unsuccessful, had set up a shop selling both food and building 
materials. Due to the nature of their work, most inhabitants of the two 
peripheral neighbourhoods are (logically) not employed in their residen­
tial area. 
Table 6.32 Heads of household in tugurios. Ciudad Mi Trabajo and Ciudad de Dios 
and their district of employment (in %) 
District 
None 
Residential District 
Other Districts GA' 
Various Districts GA1 
Outside Greater Arequ 
Total 
Tugurios 
9.7 
66.2 
7.8 
6.2 
ina 10.0 
100.0 
[370] 
С. Mi Trabajo 
22.2 
8.5 
32.9 
6.2 
30.1 
100.0 
[176] 
С. de Dios 
4.4 
22.6 
30.2 
6.3 
36.4 
100.0 
[159] 
1
 Greater Arequipa 
Source: Sample, 1990. 
In contrast with the inhabitants of the tugurios, the workers of the 
peripheral neighbourhoods are less focused on the inner city as a place 
of work. Despite this, 40% of the economically active population in 
these areas still has the central district as their place of work. 
The rest of this section is devoted to the differences in the number of 
workers per household and income levels. 
In Table 6.33 it is shown that the number of workers per household 
is highest in Ciudad Mi Trabajo, followed by the tugurios and Ciudad 
de Dios. This can be partly explained by the age distribution in the 
various neighbourhoods. 
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Table 6.33 Average number of workers per household type in tugurios, Ciudad Mi 
Trabajo and Ciudad de Dios 
Workers 
Tugurios 
С. Mi T. 
С. de D. 
Non-family hhs. 
Sineles Oiher 
0.8 
1.0 
1.0 
1.7 
1.8 
1.7 
Family households 
Childless 
couples 
0.9 
0.7 
1.0 
Single 
parent 
1.7 
1.7 
1.1 
Nuclear 
hhs. 
1.5 
1.7 
1.3 
Extended 
hhs. 
2.0 
2.4 
1.6 
Source: Sample 1990. 
Table 6.34 Average income (in US S) per household type and per household member 
in tugurios. Ciudad Mi Trabajo and Ciudad de Dios 
Average 
Income 
Total hhs. 
Tugurios 
С. Mi T. 
С. de D. 
Non Family hhs. 
Single 
75.7 
(202.6) 
116.5 
per member 
Tugurios 
С. Mi T. 
С. de D. 
75.7 
(202.6) 
116.5 
Other 
166.6 
246.4 
125.6 
66.0 
52.0 
33.2 
Family households 
Childless Single 
Couples Parent 
138.0 162.1 
162.0 215.7 
100.3 82.7 
79.0 40.9 
81.0 77.0 
50.1 25.7 
Nuclear 
hhs. 
165.1 
364.1 
122.5 
37.9 
75.9 
27.9 
Extended 
hhs. 
166.6 
373.9 
134.8 
27.5 
61.3 
22.6 
Remarks: Amounts shown between brackets are for one respondent 
Source: Sample 1990. 
Table 6.34 shows the average incomes for the various types of house­
hold for the three neighbourhoods. 
The differences in income between the tugurio households and Cuidad 
Mi Trabajo are caused mainly by the combination of two factors. Firstly 
the average income of the heads of household in this neighbourhood was 
higher, US $196 compared to US $108 for the heads of the tugurio 
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households. Secondly, the contribution of other household members was 
larger in Ciudad Mi Trabajo which increased the differences in total 
household income, US $347 compared to US $149. Exactly the reverse 
was true for Ciudad de Dios. Here the average incomes of the heads of 
household of US $98, and average total monthly household income of 
US $122 were both lower than in the tugurios. 
This data indisputably identifies Ciudad de Dios as the neighbour­
hood with both the lowest average total income and the lowest monthly 
income per household member. Certainly for the nuclear families and 
extended families, forming the overwhelming majority of the population, 
the income is barely enough to provide enough to eat, let alone other 
basic needs. Three exceptions to this pattern are single people, those 
with a relatively high income who are relatively old and people who 
came to Ciudad de Dios recently. The incomes in Ciudad Mi Trabajo 
are in a totally different order, not only in comparison to Ciudad de 
Dios but also in relation to the tugurios. This stresses the middle class 
like income position the inhabitants of this neighbourhood have attained. 
In the last table in this chapter the incomes are compared in LMMI 
categories. In nominal terms the LMMI rose from 1,400,000 Inti in May 
1990 to 2,500,000 in July of the same year. In real terms however, this 
minimum income decreased slightly in the same period from 48.3% to 
44.7% of its level in 1988 (La Moneda, Vol II, No. 26, pp. 68). 
Table 6.35 Total monthly household income and monthly income head of household 
in three housing segments in categories of LMMI (in %) 
Tugurios С. Mi Trabajo С. de Dios 
Category Toial Head Total Head Total Head 
Very Low 
Low 
Med. Low 
Med. High 
High 
Very High 
Totals 
(<50) 
(50-<100) 
(100-<150) 
(150-<200) 
(200-<250) 
(250 or more) 
6.5 
30.4 
28.2 
15.1 
5.6 
14.2 
100.0 
[378] 
15.0 
42.2 
26.4 
5.6 
3.1 
7.8 
100.0 
[360] 
0.0 
4.1 
10.5 
9.4 
22.2 
53.8 
100.0 
[17Ц 
1.9 
15.6 
29.4 
14.4 
18.1 
20.6 
100.0 
| l 60 J 
8.3 
38.7 
28.2 
9.4 
10.5 
5.0 
100.0 
[181] 
11.9 
50.3 
23.2 
9.6 
4.5 
0.6 
100.0 
[177] 
Source: Sample, 1990. 
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6.5 Summary and conclusions 
In the first part of this chapter we studied the migration setting and the 
previous residential movements of the inner city tugurio inhabitants. 
Most heads of household were born outside Greater Arequipa. Most 
residents moved into the tugurio at an early stage of the family cycle, 
although the 'bed-and-locker bachelors' certainly did not form a high 
proportion of these new residents. The advantages of a central location 
were most frequently mentioned by the heads of household as reason for 
moving to a tugurio in the inner city. Most inhabitants moved from 
elsewhere in Greater Arequipa, especially those with a previous central 
location. However, the number of direct migrants still forms a large 
proportion of those who had entered more recently. In this sense, there 
is no evidence of extreme saturation in Arequipa's inner city, although 
small variations in access could be detected for the various parts of the 
inner city. Despite this, it has to be noted that about two thirds of all 
heads of household in tugurios have never lived outside the inner city. 
In the second part of the chapter the present situation of the tugurio 
inhabitants was considered. Around 30% of the heads of household are 
aged between 35 and 44. The average length of residence in the dwell-
ing can be said to be limited as around half of the inhabitants moved 
into the tugurio after 1970, and a considerable number even after 1980. 
The other half, were either born at their present address or moved in 
earlier than 1970. This rather varied age pattern and period of residential 
stay was reflected in household composition. Various kinds of household 
composition were present, both with and without children in various age 
groups. Most of the economically active population was employed in the 
informal sector located in the inner city. Incomes earned by the heads of 
household averaged around US $108. In 43% of the cases contribution 
by other household members significantly influenced the total available 
monthly household income (increasing it to an average of US $149). An 
attempt to link the various household characteristics to the occupancy 
rate made it clear that this was influenced by various variables. Amongst 
the strongest were variables like the number of children, the budget per 
household member and the portion of income spent on rent. In a logistic 
model, the deduced variables, predicted overcrowding in more than 70% 
of the cases. 
In the third part of the chapter a comparison of the peripheral low 
income housing segment with the tugurios showed some interesting 
similarities and differences. At the entrance of the inhabitants to the 
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various housing segments there seems to be little difference in age and 
other characteristics. When asked for the reasons for moving to their 
present dewlling the inhabitants of the peripheral neighbourhood ex-
plicitly mentioned ownership. Residential turnover in the owner occu-
pant neighbourhood of Cuidad Mi Trabajo was significantly lower than 
in the tugurios. This pattern of low residential mobility will probably be 
repeated in Cuidad de Dios. In employment and income the differences 
between the two peripheral neighbourhoods were largest. Also in these 
aspects, the tugurios have an intermediate position and the two neigh-
bourhoods Ciudad Mi Trabajo and Ciudad de Dios can be regarded as 
representing two extremes in low income peripheral neighbourhoods. 
239 
CHAPTER 7 
STAYING OR LEAVING: HOUSING CONDITIONS AND 
ATTEMPTS AT IMPROVEMENT 
By Geert Custers 
7.1 Introduction 
In Chapter 6 we examined the previous migration patterns and current 
socio-economic characteristics of tugurio households and compared them 
with those of the inhabitants of two peripheral neighbourhoods. This 
present chapter is concerned with how the tugurio residents view their 
housing conditions and whether they want to stay or leave. 
The tugurio inhabitants are confronted with many deficiencies in their 
accommodation. These problems are shared by many, if not all of them 
and include issues like the quantity and quality of services, the condition 
of roofs and stairs, and the threat of forced eviction because of proposed 
demolition. It seems obvious that in most cases, an organization would 
be able to accomplish more than separate actions by individual inhabit-
ants. Contrary to this, plans to leave the tugurios are confined to the 
individual households. Neither in the rental houses of our sample, nor in 
additional information on Arequipa, did we find evidence of collective 
action to find new housing space, that is for all (or most) inhabitants of 
a tugurio. 
Consequently, the central question for this chapter is: how do the 
respondents view their housing conditions and to what extent does this 
judgment result in collective action to improve these conditions or in 
individual household plans to move to another location? 
The structure of this chapter is as follows. In the Section 7.2 we 
describe the inhabitants' opinion of their dwelling. In Section 7.3, we 
discuss collective attempts to improve the housing situation in tugurios. 
In Section 7.4 our attention is directed to the motivations of the inhabit-
ants, either to stay in the tugurio or leave their present address. In 
Section 7.5, the tenant organizations and the proportion of inhabitants 
looking for a new location are compared with the peripheral neighbour-
240 
hoods Ciudad de Dios and Ciudad Mi Trabajo. Finally, in Section 7.6, 
we summarize the analysis and answer the central question. 
7.2 How the heads of households see their housing 
In Chapter 5 we demonstrated that there is hardly any detailed informa-
tion on inner city rental housing in Arequipa. In as far as we were able 
to locate publications, our findings on the housing conditions did not 
contradict the data from these studies. The available literature, however, 
does not reveal much on how the inhabitants themselves evaluate their 
dwellings. Although inhabitants were asked by the Ministry of Public 
Health and Social Assistance whether they were prepared to cooperate in 
an upgrading project, the study did not include information on subjective 
aspects of evaluating the life in tugurios (MdSPyAS, 1953). The only 
study that paid attention to this theme was a 1973 thesis by Flores 
Herrera and Salas Rendon (see Chapter 5). In this study, 250 respon-
dents were asked if there were major problems in the neighbourhood in 
which their tugurio is situated or in the tugurio itself. A majority 
(58.0%) answered affirmatively, while 40.4% were positive about their 
dwelling and the rest (1.6%) did not answer the question. 
During our master's field work in Arequipa in 1985 we questioned 
193 heads of household in tugurios on the (dis-)satisfaction with their 
habitat (Custers and Vreman, 1987, pp. 89-91). There appeared to be 
almost no difference between the numbers of respondents who were 
satisfied and those who were not: 50.8% and 49.2%, respectively. How 
do the tugurio heads of household of our 1990 sample judge their 
accommodation? In table 7.1 the results are given. 
Table 7.1 Inhabitants' judgement of their tugurio housing (in %) 
Category % 
Dissatisfied 60.8 
Satisfied 39.2 
Total ÏÖÖÖ 
[406] 
Source: Sample, 1990. 
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The proportion dissatisfied with their housing conditions was larger than 
in the former investigations on this subject. Reasons for this may be 
multifold but we certainly suspect that it is a reflection of the deteriorat-
ing conditions in most tugurios during the last five years. 
Table 7.2 presents the major reasons given by the heads of household 
for their discontent. 
Table 7.2 Respondents' main reasons for dissatisfaction with housing conditions (%) 
Reasons % 
General dissatisfaction 27.8 
Factor specifically mentioned 72.2 
Rooms are too small 
Poor and/or deficient services 
Poor physical condition 
Tenant status 
Poor social relations 
Poor relationship with landlord 
57.0 
14.9 
13.4 
9.0 
4.5 
2.2 
Total 100.0 
[248] 
Source: Sample, 1990. 
A sizable group of respondents used the term incómodo (inadequate) in 
referring to 'general dissatisfaction' with their rented rooms, but also the 
physical condition in the building, the level of services and the quality 
of the social relations with the other tenants in the tugurio. The small 
amount of living space is by far the most important reason for discon-
tentment for those that mentioned a specific reason. This is closely 
associated to the lack of privacy as was demonstrated in Chapter 5. Next 
are 'poor and/or deficient services' and 'poor physical condition'. On the 
one hand, critique on the services includes general observations concern-
ing their absence or the poor quality, while on the other hand respon-
dents point to specific problems such as poor sanitation and an unsafe 
electricity connection. A small group within this category considers the 
tugurio 'unhealthy' , especially because of the quality of the sanitation. 
'Deteriorated', 'poor roofs', 'poor walls' and 'poor condition of stairs 
and balconies' all refer to the inadequate physical condition of rental 
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houses. 
The number of people who expressed problems explicit to being a 
tenant, that is not having a home of their own, is not as large as one 
would expect when looking at the Turner model and considering the 
average age of the respondents age of 44 years (see Chapter 1 and 6). 
As tenants of at least ten tugurios are involved in lawsuits with their 
landlord, the small number of respondents who mentioned their relation-
ship with the owner being poor, is also cause for surprise (see Chapter 
10). A final category concerns 'poor social relations' within the tugurio. 
Some families quarrel with their neighbours about issues like cleaning 
the patio or corridor and even call their neighbours 'dirty'. 
The location of the building is the most significant reason given for 
being content with the present residence (Table 7.3). The majority of the 
respondents referred to the overall advantages of the site like the prox-
imity to schools, markets, work and the absence of transport costs 
whereas some mentioned one of these specifically. 
Table 7.3 Respondents, main reasons for satisfaction with housing conditions (in %) 
Reasons 
General satisfaction 
Factor specifically mentioned 
Advantage of location 
Low rent 
Sufficient size of rooms 
Good social relations 
Proprietor status 
Total 
75.2 
11.0 
6.4 
4.6 
2.8 
% 
32.3 
67.7 
100.0 
[161] 
Source: Sample, 1990. 
'General satisfaction' is the reverse of 'general dissatisfaction'. The 
respondents consider the tugurio adequate or còmodo, and their content-
ment with the whole habitat can include various reasons: the building, 
its services, the low rent and good social relations among the neigh-
bours. 
We considered it remarkable that low rent did not emerge as a major 
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specific reason for satisfaction, especially considering the fact that even 
for the poorest among the tenants it forms a small fraction of domestic 
expenditure. This limited importance may be explained by the fact that 
rents have not increased for a relatively long time and, therefore, tenants 
presumably look upon their low level as a matter of course (see Chapter 
9). The three remaining reasons are more or less the reverse of the cat-
egories in Table 7.2. 
Although the overall housing conditions in tugurios do not vary 
significantly (Chapter 5), we observed some interesting differences in 
opinions between individual tugurios. For example, in the building on 
Calle Leticia 109 (where the presumed owner had cut off all services) 
nine of the 10 respondents were dissatisfied with 'general dissatis-
faction' forming the most important category. All, of the eight, heads of 
household living in a rental house on Palacio Viejo 404 were unhappy, 
the poor physical condition being their most important reason (see Chap-
ter 10). On the other hand, in some instances the majority of the house-
holds' heads in a tugurio are satisfied with their housing. For example, 
on Calle la Merced 528, 14 out of 23 heads of household were content. 
On Calle Dos de Mayo 319, all except two of the 16 respondents were 
content with all aspects of their housing. 
The overall ratio between satisfied and dissatisfied tugurio inhabitants 
may be shaded by investigating the correlations between variables 
considered relevant. 
The authors of the 1973 study supposed that many of the respondents 
did not mention any problem in their neighbourhood because 'they have 
been living in the same rooms for a long period' and therefore have 
'possibly gotten used to the problems with which they have been con-
fronted daily' (Flores Herrera and Salas Rendon, 1973, p. 165). 
However, we interpretated the results differently. When correlating the 
dichotomy satisfaction - dissatisfaction with the age of the respondents 
and length of residence we found correlation coefficients of -0.167** 
and -0.101, respectively1. Thus, we found no significant relation 
between the length of residence and the respondents opinions. However, 
the age of the respondents does hold a close relationship with various 
characteristics of the households (see Chapter 6). Therefore we paid 
1. At a significance of 0.001** (n=360, Sample, 1990). 
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special attention to the age of the respondents and their opinions. In 
Table 7.4, the overall rating is shown for various age groups juxtaposed. 
Table 7.4 Various age groups and their overall opinion of housing conditions 
Age category 
<26 
26-35 
36-45 
46-55 
56-65 
>65 
Totals 
Inadequate 
53.6 
68.7 
73.9 
51.8 
40.0 
51.4 
[161] 
37.5 
Adequate 
46.4 
31.3 
26.1 
48.2 
60.0 
48.6 
[247] 
60.5 
% of total 
6.9 
24.3 
27.2 
20.8 
12.3 
8.6 
[408] 
100.0 
Source: Sample, 1990. 
The age groups between 26 and 45 years are most critical. Because age 
and length of residence are closely related2, it may appear that the 
longer the respondents had lived in the one building, the less likely they 
were to be discontented. However, we think that age and family compo-
sition are the main reasons for wanting to relocate. In our view, the 
decrease in discontent when age increases is a result of the fact that 
those who wanted to move would be more likely to have already done 
so. Also, the second, third or latter choices in dwelling are likely to be 
more appropriate than the first independent move. 
Still, quite a large proportion of the older inhabitants were dissa-
tisfied. There are others who were genuinely content with their present 
situation. These people were present in all age categories. We will return 
to the subject of motives for and possible fulfilment of a desired wish to 
move in Section 7.4. 
Concluding this section, the findings can be summarized as follows. A 
majority of inhabitants were dissatisfied with their housing conditions. In 
some tugurios a large number of improvements would need to be made 
in order to satisfy the inhabitants. In others, however, a relatively small 
2. With a correlation coefficient of 0,4625**. 
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number of improvements would probably be sufficient to change the 
inhabitants discontentment with their housing conditions. The dissatisfied 
-satisfied dichotonomy is not so directly related to the length of resi-
dence but, seems more closely related to age, which in turn is related to 
length of residence, family composition, conditions of overcrowding and 
the pattern of residential turnover. 
7.3 Collective improvement of housing conditions 
In a paper in which we reviewed the occurrence and activities of tenant 
organizations in various Latin American inner cities we summarized our 
findings as follows. 
Especially in the first decades of the present century protests against 
the level of rents and their, immense, increases were a frequent phenom-
enon in cities like Mexico City, Santiago and Buenos Aires. Initially, 
these protests were often organized in city-wide syndicates of tenants. 
Later, if associations existed, the majority were occupied with defending 
the existence of accommodation in inner-city rental houses. As the inner 
city was (and is) not only a place to live, but also an area where com-
mercial, public services and employment are concentrated, tenants 
seemed to be very eager to organize themselves against the threat of 
losing their advantageous location. A recent example on which we 
elaborated was Mexico City (Custers and Vreman, 1991). After the 
earthquake of 1985, this metropolis experienced an explosion of shop-
ping centres and office buildings at the expense of vecindades. 
We also pointed to the absence, at least in the available literature, of 
organizations that were principally aimed at an improvement of housing 
conditions like the services and the physical quality of rental houses. 
Finally, our principal conclusion was in accordance with Gilbert's 
comments on renting in developing countries in general: 'the vast 
majority of [the low income, gc] tenants do not seem to belong to an 
association' (Gilbert, 1989, p. 33). 
What do we know about tenants' organizations in the inner city of 
Arequipa? Although tenants experienced great and sometimes exorbitant 
increases in rents, especially in the late 1930s, neither newspapers nor 
historic literature reported on city-wide organized protests against the 
financial demands of landlords (Dorich, 1945, n.p.; Chapter 9). It may 
be possible that tenants from individual tugurios did come together in an 
association, but we have not come across evidence of such groups. 
Arequipian tugurio inhabitants, however, did occasionally undertake 
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collective action for the improvement of their housing conditions or 
against eviction. In 1958, the tenants of a section of the 'Casa Rosada' 
complex formed a Comité de Vecinos (Committee of Neighbours) which 
after the earthquake, protested against demolition of the complex, 
resisted leaving it and demanded compensation for damage they had 
suffered to their housing (El Pueblo 18-01-1958, also Chapter 11). In 
1962 and 1963, inhabitants from this tugurio and from Έ1 Castillo del 
Diablo' organized in order to strive for improvement of their housing 
conditions. Over 25 years later, tenants from Έ1 Castillo del Diablo' 
formed an organization called 'Quinta Salas'. This organization took on 
a formal character with a president, vice-president, secretaries, spoke-
people and other 'functionaries' with special responsibilities and was 
registered in the Register of Juridical Entities (Document of 5-9-1989). 
Its principal objective was to prevent eviction from Arequipa's largest 
tugurio in the case that the government's proposed project on the west 
bank of the Chili River were to be carried out (El Pueblo, 22-2-1989 
and 2-3-1989). At the same time, several inhabitants of 'La Cabezona', 
the other building within the project area, came together to find ways to 
frustrate and impede its execution and thus their eviction (see Chapter 
11). 
The authors of the 1973 study on tugurios were pessimistic over the 
question of whether tenants were motivated to solve housing problems 
collectively. They discovered that only 4% of the respondents came 
together in organizations and attributed this to 'a lack of interest' and to 
the fact that these tenants 'did not feel the necessity to solve their 
greatest problem[s]' (Flores Herrera and Salas Rendon, 1973, p. 161). 
And although nearly 50% of the respondents would like to be organized, 
more than half of this group would not participate actively. Again, the 
authors observed an attitude of apathy: 'in reality they are not interested' 
(Flores Herrera and Salas Rendon, 1973, p. 163). This posture was also 
demonstrated in another way. In response to the question 'who should 
solve the problems [in your tugurio]!', only 11.2% thought of them­
selves, a result which prompted the authors to observe that 'Among the 
tugurio population prevails without doubt a paternalistic conception as to 
who should solve their [housing] problems' (Flores Herrera and Salas 
Rendon, 1973, pp. 158-159). 
Do the results of our 1990 research confirm the conclusions of our 
earlier review and the pessimistic findings of the Arequipian authors? Or 
do they perhaps point to a higher level of organization among tugurio 
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inhabitants? 
The first question we asked the respondents was if they knew about 
the existence of a tenant organization in their tugurio. Of all respon-
dents, 26.6% declared that there was an organization in their tugurio. 
The others were not aware of whether an organization existed to protect 
their rights as tenants in whatever way. When examined more closely, 
this first impression becomes more discouraging. 
Firstly, the tenants who confirmed the existence of an organization, 
are distributed over 12 of the 43 tugurios in our sample. In each of these 
buildings, however, the positive response was disputed by at least one 
respondent who claimed that the neighbours were not organizing. In 
Table 7.5 we present examples of tugurios in which tenant groups are 
active. A considerable number of inhabitants did not know of the 
existence of the organization in their tugurio*. 
Table 7.5 Awareness of the existence of tenant organizations we found in selected 
Arequipeñan tugurios (in %) 
Tugurio 
La Merced 528 
Leticia 109 
Villalba 424 
Perú 508 
Piérola510 
Puente Bolognesi 360 
Piérola 528 
Yes 
% 
39.0 
40.0 
42.9 
44.4 
66.7 
66.7 
72.2 
No 
% 
61.0 
60.0 
57.1 
55.6 
33.3 
33.3 
27.8 
Total 
[Respondents] 
100 [23] 
100 [10] 
100 [7] 
100 [27] 
100 [9] 
100 [48] 
100 [13] 
Source: Sample, 1990. 
Secondly, the results of the question on the size of organizations vary 
significantly. On the one hand answers varied within tugurios, an 
extreme example being 'La Cabezona'. Whereas some respondents 
answered between one and 10 members (3%), a substantial group 
thought that the organization had at least 40 members (29%). On the 
3. Information on organizations was obtained during the stock taking of the tugurios, 
conversations with landlords and organizations' leaders and from documents (see 
Chapter 1). 
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other hand, respondents were simply not able to give the number of the 
members. Only 22.6% of the inhabitants of 'La Cabezona' were able to 
correctly indicate the number of participants. In the case of the tugurio 
on Calle Perú only 32% were able to give a correct answer. Both cases 
point to an unfamiliarity of the tugurio population with organizations 
aiming to improve housing conditions. In the following analysis we 
search for an explanation to this unfamiliarity. 
One-third of those who knew of the existence of an organization had 
not joined it. Their most important reason was a lack of time (46.2%), a 
lengthy working day being frequently mentioned. Two other motives 
were of equal importance: 'poor relations among the tenants' and a 'lack 
of interest in solving common problems' (both 26.9%). 
A small majority of the organizations' members (who numbered only 
17% of all respondents) justified their participation with reasons con-
nected to the supposed strength of collective actions: answers like 
'together we stand strong' and 'the unity among the inhabitants will help 
us' were frequently given. A second group (35.6%) pointed to the 
specific goal of preventing the eviction from the tugurio (caused by the 
projected functional transformation or sale of the building by its propri-
etors, see Chapter 10). Finally, respondents also referred to specific 
objectives like the improvement of services or the collection of each 
tenant's share in the electricity or telephone bill (17.8%). 
Table 7.6 lists the activities of the tenant organizations, according to 
those who responded positively on the question of their existence. 
Table 7.6 Primary activity of tenant organizations in tugurios (in %) 
Activity % 
Protection of tenants 
Improving services 
Various activities 
Renovation activities 
Nothing 
Other 
Do not know 
Total 
42.6 
16.8 
8.9 
5.0 
4.0 
11.8 
10.9 
100.0Π01] 
Source: Sample, 1990. 
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Protection of the tenants is by far the most important aim and mainly 
resulted in lawsuits between tenants and landlords who had sold the 
building to somebody who intends to change the function of the building 
(see Chapter 10). There is also collective resistance to governmental 
projects that threaten accommodation in tugurios (see introduction to 
this section). Besides 'La Cabezona' and 'El Castillo del Diablo', this 
concerns the inhabitants of the edificios deteriorados on Calle Piérola 
510 and 528 who are organizing themselves against the 'Nicolás de 
Piérola' project (Interview with leader of organization, 4-4-1990; see 
Chapter 11). 
'Improving services' consists of the collective maintenance or repair 
of toilets or water taps4. In several cases organizations have more than 
one specific aim and thus, 'various activities' involves some of or all of 
the goals mentioned above as well as others. Renovation is also men-
tioned separately, and is comprised of activities like repairs and painting 
of doors and stairs5. The category 'other' includes cultural activities, 
collecting money and the intention of purchasing the building. 
The remaining two categories, again, indicate a lack of popularity or 
an unfamiliarity with organizations. According to some respondents, the 
existing organization does nothing at all, whereas others do not know 
anything about its activities. This last group is made up mainly by those 
who are not members of the organization in their tugurio. 
The kind of activities may be one factor in the explanation of the 
limited familiarity with associations. For example, a group of tenants 
may have organized themselves in order to prevent eviction from 'their' 
tugurio and decide to hire a lawyer to handle their case in court. In this 
case, the organization itself does not need to be very active. Further-
more, as Peruvian legal procedures can drag on endlessly, the organiz-
ation may lead a slumbering existence. The same may go for organiz-
ations whose activities involve the improvement of the physical condi-
tion of a tugurio and the quality of the services; an organization will 
only 'revive' when it is absolutely necessary, for example for the repair 
of the balconies or sanitary installations. 
A majority (57%) of the respondents who were familiar with an organiz-
4. However, where services are improved or maintained, collective actions are not 
very significant The majority are realized by individual tenants (60%). 
5. Where the physical condition is improved the role of collective actions is limited. 
Over 75% of the improvements are made by individual tenants. 
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ation were also pleased with the way it functions. The reasons for being 
so, however, rarely relate to its specific functioning but to more general 
observations like 'they are active', 'together we stand strong' and 'they 
are pleading for the interests of the tenants'. Only 16.4% of the respon­
dents stated that the goal(s) of the organization had been accomplished. 
Of those who had a negative opinion of the way the organization 
functions, 41.9% mentioned factors relating to the quality of the organiz­
ation. This disappointment was reflected in answers like 'they are not 
undertaking anything', 'the organization is poor' and 'they have not 
accomplished anything'. A second group of respondents did not point to 
failures by the organization itself, but put the blame for poor perform­
ance on the lack of support from the tenants in the tugurio (34.9%). 
Finally, 16.3% saw poor social relations within the building as the 
main reason for the poor functioning of the organization whereas 6.9% 
were unable to answer. 
In Table 7.7, this is shown along with the respondents' overall 
opinion of their housing conditions. 
Table 7.7 Respondents opinion of their housing and their awareness of any existence 
of a tenant organization (in %) 
Awareness Satisfied Unsatisfied Totals 
no 27.6 45.8 73.4 
yes 116 Ц 0 26JÌ 
total 39.2 60.8 100.0 
[406] 
Source: Sample, 1990. 
A small majority (55.6%) of those who stated that there is no organiz-
ation in their building, would like to establish one. General dissatisfac-
tion with the housing conditions is the most important motive, closely 
followed by the fear of eviction. Other motives included those men-
tioned above as well as improving the services. 
Those respondents who were not interested in organizing themselves 
(36.8%), usually explained that they sensed a lack of unity among the 
tenants or that they felt themselves too old to do so. In the second case 
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the fact that they had already lived in the building for a long time and 
were 'accustomed' to the conditions may play a crucial role. 
The remaining group of respondents (7.6%) were interested in 
creating an organization, but only if 'there are advantages for the 
tenants', if 'it is necessary', or if 'we can agree on the aims'. 
Summarizing, the data presented seems to confirm the conclusions of 
our earlier paper and the pessimistic observations of the Arequipeñan 
authors. Tenant organizations are a rather uncommon phenomenon, and 
when they do exist, many inhabitants are unaware of them. This last fact 
was chiefly attributed to the kind of activities the organizations do. The 
lack of enthusiasm for collective actions among tugurio inhabitants also 
became obvious when inhabitants were asked whether they would like to 
establish an organization. 
7.4 Improving housing conditions by leaving the tugurio 
The question as to whether tenants want to exchange their rented accom-
modation in the inner city for housing elsewhere was also part of the 
1973 tugurio study. A majority of the respondents (53.2%) wanted to 
leave the tugurio. The main motive, of almost 70%, was the desire for 
'more comfort' like more and larger rooms, whereas the fear of eviction 
and 'a change of atmosphere' were also mentioned. The lack of econ-
omic resources and the fact that they were no appropriate alternatives 
formed the two major motives for staying. The study did not examine 
whether potential migrants already possessed a plot or a house nor 
whether they were searching for one (Flores Herrera and Salas Rendon, 
1973, pp. 153-155). 
In our 1985 study, we elaborated on this last question. Nearly 64% of 
those who had expressed the desire to move also owned a plot else-
where, principally in the recent expansion areas of Greater Arequipa 
(Custers and Vreman, 1987, pp. 90-93; idem, 1988, pp. 153-155). The 
fact that these tenants did not live yet on the plot was mainly explained 
by economic motives. The lack of money had prevented them from 
finishing the construction of their house while high transportation costs 
(from the new address in the periphery to the inner city) also kept them 
in the tugurio. 
A majority of the tenants of our 1990 sample, 62%, want to leave their 
current accommodation in the inner city. The main reasons for this wish 
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are presented in Table 7.8. One would expect that the principal motives 
would resemble the main reasons for dissatisfaction with the housing 
conditions presented in Table 7.1, however, a comparison reveals some 
interesting differences. A first difference conceras the frequency of the 
response 'general dissatisfaction' in Table 7.5. Its importance demon-
strates that people do not decide to change their dwelling because of a 
single, perhaps important, specific feature like the insufficient water 
supply or the poor condition of the roof. When asked why they want to 
move, respondents who earlier had mentioned a single reason for their 
discontent, now named a combination of motives, including more 
general and broader aspects. 'General dissatisfaction' therefore not only 
involves poor housing conditions but also reasons such as discontent 
with the neighbourhood in which the tugurio is situated, the prospect of 
having to live for much longer in circumstances which although not 
entirely poor have gotten worse over the years, the fear of being evicted 
and the feeling that living in rented accommodation is worse than 
having a home of your own. The fear of eviction and a desire for a 
home of their own are also mentioned separately and, together with the 
pressure by landlords to leave the tugurio, constitute the category 'tenant 
status'. The importance of this category, a second difference with Table 
7.1, may be ascribed to the fact that although people 'tolerate' their 
tenant status, at the end they prefer the security of owning. 
Table 7.8 Main motives to consider moving (in %) 
Motive % 
General dissatisfaction 45.1 
Factor specifically mentioned 54.9 
Tenant status 
Too small 
Poor environment 
Poor social relations 
Poor physical condition 
Poor and/or deficient services 
42.2 
24.3 
13.8 
7.3 
6.5 
5.7 
Total 100.0 
[223] 
Source: Sample, 1990. 
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'Too small' resembles the previous category. People can cope with the 
situation for the time being, but in the end want a more sizeable dwell-
ing. 
In a number of cases, discontendness with the neighbourhood forms a 
specific motive; the category 'poor environment' refers to the conse-
quences of traffic and street vending ('too much noise'), to crimes and 
to the danger the neighbourhood constitutes for children. 
Especially the area surrounding the San Camilo market has a bad 
reputation and is even regarded as 'dangerous'. The market and 
the numerous street vendors not only attract customers and tourists 
but also thiefs who often work in gangs. 'Beware particularly in 
market area, especially after dark...', the South American Hand-
book warns visitors. Prostitution, physical assaults and rape are 
phenomena by which Arequipians tend to characterize the area. 
During a visit, in 1985, to some tugurios on Calle Piérola and 
Calle Perú, an ENACE official spent much time in describing the 
'red light' character of the San Camilo area (Custers and Vreman, 
1987, p. 91). 
However, 'poor environment' appears to be an individual interpretation 
of respondents as they did not appear to be concentrated in the rental 
houses in the San Camilo area nor any one neighbourhood or street. 
Turning to the reasons given for wanting to remain in the tugurio 
'general satisfaction' appears to be the major motive. It includes positive 
comments on the neighbourhood and on specific housing conditions, on 
the advantages of cheap rents and on the proximity to services or work. 
This last element is also mentioned separately and in importance closely 
follows general satisfaction. 
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Table 7.9 Responents' main motives for staying in the tugurio (in %) 
Motive % 
General satisfaction 42.8 
Factor specifically mentioned 57.2 
Location 
Low rent 
Property 
Respondents age 
Insufficient economic resources 
68.7 
12.0 
8.4 
6.0 
4.8 
Total 100.0 
[145] 
Source: Sample, 1990. 
'Respondents age' and 'insufficient economic resources' are minor cat-
egories: the first category consists of respondents who consider them-
selves either too young or too old to leave while the second is made up 
by those who cannot consider moving because they cannot afford to. 
The ratio between the respondents who want to move and those who 
prefer to stay in the tugurio (62% and 38% respectively), changes when 
we qualify this dichotomy with some relevant socio-economic variables. 
Firstly, looking at the economic conditions of the households, it 
appears that the proportion of people who want to move increases with 
the total household income. More specifically, whereas 45.9% of the 
households earning less than US$ 50 (10% of the total sample) would 
like to move, 69% of the households with an income of at least $ 250 
(14.2% of the total sample) would like to move. Particularly the house-
holds whose heads are unemployed or retired (4.9% of the total sample) 
can be distinguished from the overall ratio: 50.0% and 45% respectively 
want to move. 
Looking at household composition, the wish to move is lowest among 
the smallest units: singles and childless couples (who were 10.5% and 
2.5% of the total sample) of whom 51.4% and 44.4% respectively 
wanted to move. The highest proportions are to be found among the 
nuclear families (67.2%) and the extended families (72%). 
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In summary, it can be stated that there exists selectivity in intended 
residential mobility: the higher the income, the larger the family and the 
younger the respondents age, the larger the proportion wanting to move. 
Given the fact that the majority of tugurio inhabitants want, to move, the 
question now is whether this aspiration is translated into an active search 
for a new dwelling? We can distinguish two groups. First, those respon-
dents who had already been successful in acquiring a plot or a house 
(but did not yet live mere) and, secondly, those who are still exploring 
the land and house market of Arequipa. 
7.4.1 Tugurio inhabitants possessing a plot ekewhere 
Of those tugurio inhabitants who want to leave their present address, 
46.9% have obtained a plot (or, occasionally, a house) of their own. 
This raises the questions as to where is this 'new' property situated, how 
they obtained it and why are they not living there yet? 
The most favoured among the new locations are the districts in the 
periphery of Greater Arequipa. The Northern Cone and Socabaya, the 
southern expansion area, account for 36.1% of the plots acquired by 
tenants (see Figure 7.1). Of the older districts, Paucarpata, Yanahuara 
and Cayma prove to be popular, whereas a considerable number of 
tenants have been successful in obtaining an alternative in the Cercado 
district. 
The alternative properties were obtained in various ways. Many 
respondents (30.9%) acquired a plot or house through family connec-
tions, including those who inherited the property or who got to know the 
area through family members already living in the area. A further 23.6% 
found various alternatives while exploring the real estate market. In most 
cases, these people purchased a plot that was advertised in newspapers 
by government institutions like ENACE or by neighbourhood organiz-
ations like the ones in Ciudad de Dios (see Chapter 5). In other 
instances the new property was a gift from a government institution, a 
cheap offer by an acquaintance or a 'solid' investment of spare money. 
The importance of informal relations in the process of acquiring a plot 
or house also applies to the way in which potential migrants explored 
the land and housing land market of Arequipa (Table 7.10). 
More than half of the respondents had contacted family and/or friends 
for assistance with the search. This was even the case for people who 
were looking in areas where neighbourhood associations and govern-
mental institutions promoted land sales by means of newspaper adver-
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tisements or television commercials. For example, in the Northern Cone 
area, 56.3% had searched via informal relations before they purchased 
the plot from one of the associations. 
Table 7.10 Principal means of exploring the real estate market (in %) 
Source % 
Informal contacts 54.2 
Media 17.8 
Associations 11.2 
Government 7.5 
Job contacts 6.5 
Other 2.8 
Total 100.0 
[107] 
Source: Sample, 1990. 
A final phase in the process of obtaining property concerns financing 
the purchase. At this stage informal relations also proved to be important 
(Table 7.11). 
Table 7.11 Principal means of financing the property purchase (in %) 
Financing % 
Without any credit 42.3 
Credit from family 16.2 
Invasion 12.6 
Credit from banks 8.1 
Credit from government 7.2 
Other I M 
Total 100.0 
[HI] 
Source: Sample, 1990. 
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Whereas a considerable minority were able to pay the plot without 
borrowing or did not pay anything (squatting or invasion), those who did 
need financial backing, principally turned to their family. Other credit 
providers were commercial banks and governmental institutions. A 
significant group acquired the property as a gift from family or the 
government or as an inheritance (both are included in the category 
'other'). 
Various reasons were also given as to why the particular property 
was chosen. The two most common responses do not refer to specific 
qualities of the site, but to other reasons such as family relations. A 
minority of the respondents referred to specific advantages of the new 
address. The rural character and the tranquillity of the place is men-
tioned by 18.2% of those who have a property. Logically, the category 
central location (14.5%) comes for the account of the Cercado district. A 
last set of reasons (12.8%) is made up by factors like the proximity of 
work, the availability of public transport and of availability of services. 
The next subject concerns the question as to why the proprietors 
have not left yet for their new address despite the fact that a majority, 
52.3%, obtained their property between 1958 and 1985 (the remaining 
47.7% acquired it between 1986 and 1990). The principal reason given 
for still living in the tugurio was not having finished the construction of 
the new house (Table 7.12) 
Table 7.12 Principal reasons for not living at the new address (in %) 
Motive 
Construclion not finished 57.9 
Distance from centre 14.9 
Lack of services 11.4 
Costs too high 7.0 
Other 8.8 
Total 100.0 
[111] 
Source: Sample, 1990. 
A second reason is formed by 'distance from the centre'. At least in one 
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case the credibility of this motive is open to doubt, namely for the 
17.4% of the owners with a plot within the Cercado district. The third 
motive, 'lack of services', seems plausible, as the majority of respon-
dents giving this reason own property in the Northern Cone district 
where electricity and sewerage are absent (see Chapter 5). For a small 
group the costs connected with constructing a house are too high and a 
final category consists of various motives, ranging from 'I do not like 
the place' to 'the place is still occupied by other people'. 
Of those possessing a plot or a house, 12.7% declare that they do not 
want to move to their new address6, while 35.6% do not know when 
they will move and another 33.9% plan to do so in more than one year. 
The remaining 17.8% want to leave within a year. The responses of the 
first and second groups (12.7% and 35.6%) raise doubts about their 
intentions, especially when we take into account that there seems to be 
no relation between their response and a socio-economic variable like 
the total household income. 
A majority of tenants have owned a plot for at least four years. Exclud-
ing a lack of economic resources as a 'hidden* explanation for not 
having moved yet and considering the fact that a significant group have 
no firms plans for moving, it is difficult to believe that many of them 
really want to move. This comment could be illuminated by examining 
the duration of the construction process in Ciudad de Dios. 
In general the inhabitants of this peripheral neighbourhood, on 
average, moved to their new dwelling three years after obtaining the 
plot. Most of these people moving to Ciudad de Dios did not have 'an 
appropriate alternative' and thus were highly motivated to get their 
dwelling to 'lockup' stage quickly and once that far, they could move in 
from their previous location and/or bring in the rest of their family. 
While living there, they could continue to work on the house. This 
indicates they had been able to construct a 'habitable' home within the 
three years time span. 
These additional hours would be unavailable to the tugurio inhabit-
ants: i.e. for them, finishing the house is more time consuming and 
probably more expensive (for example because of transport costs). But 
given the fact that the general household income is a crucial factor in 
6. This group appears to be even more significant when we take into account that 
26.7% of those who possess a plot, had earlier indicated that they did not wish to 
leave the tugurio they now live in. 
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the construction process and that the salary of tugurio inhabitants is 
higher than the income of the Ciudad de Dios families, it is hard to 
believe that those tenants who had acquired their plot before 1985 had 
been unable to finish building their new residence within three to five 
years. Most of these 'long term owners' could have completed construc-
tion and now live on their new property. Why, then, do they own a plot? 
In our opinion, these people might look upon their property as a kind of 
insurance. This insurance may take two forms. If the accommodation in 
the tugurio were to be lost and similar alternatives within the inner city 
were unavailable, constructing a house on the plot could provide a sol-
ution7. Alternatively, the property might serve as a financial buffer. This 
is not to suggest that these owners are small scale speculators8. No, the 
property usually functions as a kind of economic safety belt that can be 
cashed in if the household is confronted with financial problems and 
only occasionally serves as a speculation object. 
7.4.2 Tugurio inhabitants searching for an alternative residence 
Of those respondents who would like to leave the tugurio, 53.1% are 
searching for an alternative. 19.6% of the searchers, however, had earlier 
stated that they had no intentions of moving. Like many of the respon-
dents who own property elsewhere, this group may be looking to the 
real estate market for 'insurance' reasons, although their motives for 
searching are not significantly different from those who do plan to 
move. 
A majority of the searchers (57.9%) are looking for a plot on which 
they plan to construct a house of their own. Others would prefer to buy 
a house (21.8%) or rent a dwelling (15.8%) whereas a small number did 
not state a preference (4.5%). Although a considerable number are 
searching all over Greater Arequipa, the preference of the searchers are 
interesting (see Figure 7.1). The Cercado District is the most preferred 
area with 29.6% concentrating their activities this central area. The 
peripheral areas, which were prominent among the property owning 
tenants, are of minor importance. This indicates mat the Cercado District 
is preferred because of its centrality. However, we doubt the realism of 
7. This reason is closely related to the plans of many tugurio proprietors to change 
the function of the building (see Chapter 10). 
8. As in Chapter 5 where we referred to the comments of Dwyer on the trade with 
urban land in developing countries. 
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this priority, especially knowing that half of the people searching here 
would prefer to buy a plot. In the 1990s, there is hardly any vacant land 
in the Cercado. The areas that have not yet been built upon are either 
expensive or unsuitable for siting a home (near the Chili River for 
example). This could mean that these searchers will in the end turn to 
another area or simply stop looking, as the 'central location' is the only 
reason given for wanting a plot or house in this area. Those looking in 
the more peripheral districts do so because 'the area on the whole is 
"better" than their current habitat' and because 'it is a peaceful area'. 
Some are concentrating on a particular district because they know the 
area through family or friends (see the previous section). 
Like those who already possess a plot, the majority of the searchers 
have turned to family and friends for help: 54.5%, whereas 22.7% are 
searching via the media. A smaller number have approached associations 
and governmental institutions. 
7.5 Organizations in and migration from Tugurios, Ciudad de Dios 
and Ciudad Mi Trabajo: a comparison 
7.5.1 Introduction 
To what extent do the tugurio tenants and the inhabitants of Ciudad de 
Dios and Ciudad Mi Trabajo differ in their opinions of their housing 
conditions? In the first part of this section we compare the level of 
organization and in the second part we pay attention to (potential) 
migration. 
7.5.2 Organizations 
A notable difference between tugurios and both neighbourhoods is the 
number of respondents who confirmed the existence of an organization 
of the neighbourhood (Table 7.13). Especially in Ciudad de Dios a high 
proportion responded positively. At first glance this might not be a 
surprise, especially when we take the deplorable character of the housing 
conditions in the area into account (see Chapter 5). Although objec-
tively, the residents in Ciudad Mi Trabajo were pleased with their 
dwellings, the number of respondents familiar with organizations in this 
neighbourhood is also high. The question, however, is what factors have 
prompted respondents to join an organization in their neighbourhood? 
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Table 7.13 Awareness of the existence of organizations in tugurios, Ciudad de Dios 
and Ciudad Mi Trabajo (in %) 
Organization Tugurios Ciudad de Dios Ciudad Mi Trabajo 
Yes 26.7 85.7 
No Ш U3 
Total 100.0 100.0 
[406] [196] 
Source: Sample, 1990. 
In Section 7.3 we described how two-thirds of the tugurio inhabitants 
who knew of an organization in their building had joined it. This is less 
than in Ciudad de Dios, where 80.5% of the positive respondents were 
members, but far more than in Ciudad Mi Trabajo with 52.9%. As stated 
above, one might assume that the poor housing quality in Ciudad de 
Dios is a relevant factor in explaining membership. Our results, how­
ever, point to a more direct motivation. The most important reason is 
made up by the fact that the membership of an association is seen as 
being more or less obligatory (39%). The supposed potential strength of 
collective actions is a second reason for joining an organization (36.6%). 
Only 24.4% justified their membership by referring to the aims of the 
organization: striving for physical and infrastructural improvements in 
the area. The reasons of the membership among the respondents in 
Ciudad Mi Trabajo are similar. Most respondents talked of the possible 
advantages of acting collectively (41.7%). Another 33.3% referred to 
motives which do not really indicate a great enthusiasm for the organiz­
ation, giving responses like 'I have always been a member' and 'it is an 
obligation'. The remaining 25% explained their membership whith their 
concern for the general improvement of the neighbourhood. 
Like the tugurio inhabitants, most of the respondents in Ciudad de 
Dios who have not joined the organization (19.5% of the respondents) 
have not done so because of a lack of spare time (83.3%). This is un­
surprising when we take into account that 85.6% of the heads of house­
hold work outside their district. The remaining 16.7% were not inter­
ested or did not agree with the objectives of the organization. The fact 
that 55.8% of the non-members (who were 47.1% of the respondents) in 
51.5 
48.5 
100.0 
[202] 
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Ciudad Mi Trabajo also referred to lack of time is also very credible as 
74.4% of the respondents there work in another district. 25.6% were not 
interested and the remaining 18.6% mentioned various reasons like the 
fact that the organization is not doing anything and the lack of unity 
among the inhabitants. 
Like in tugurios, the activities of organizations in Ciudad de Dios and 
Ciudad Mi Trabajo are reflections of specific and concrete housing 
problems (Table 7.11). Thus, primary activities in Ciudad de Dios are 
related to physical and infrastructural deficiencies and include the 
struggle for connection to the electricity and water supplies, the collec-
tive construction of houses, public buildings and roads, the levelling of 
land and more socially oriented activities like organizing community 
kitchens and mothers' clubs. Several of these activities return as specific 
aims of the organization and make clear that in the neighbourhood 
various organizations are active (CEDER, 1990, pp. 66-70). 
The principal activities of organizations in Ciudad Mi Trabajo again 
point to the great difference between this neighbourhood and inner-city 
rental housing and a recent urbanización popular like Ciudad de Dios. 
In this consolidated neighbourhood, 'different activities' consist of the 
collective organization of activities like religious, meetings, collecting 
money for the construction of a new church, the actual construction of 
this church, the collective maintenance of public spaces and protection 
against crime. The significant number of respondents who did not know 
of any organizations can be attributed to a lack of active interest in 
organizations in this neighbourhood. 
The main activities of organizations in the three areas according to 
respondents who knew of their existence are Usted in Table 7.14 along 
with the frequencies of the various responses. 
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Table 7.14 Main activities of organizations in tugurios, Ciudad de Dios and Ciudad 
Mi Trabajo (in %) 
Tugurio Ciudad de Dios Ciudad Mi Trabajo 
Activity % Activity % % 
Protection of tenants 42.6 
Improving services 
Different activities 
16.8 
8.9 
Renovation activities 5.0 
Nothing 
Other 
Do not know 
Total 
4.0 
11.8 
10.9 
100.0 
[101] 
Various activities 
Installation of 
electricity and water 
Collective construction 
Infrastructure 
Other 
Do not know 
54.8 
30.9 
3.9 
5.2 
2.6 
2A 
100.0 
[155] 
60.8 
— 
12.4 
— 
3.1 
23.7 
100.0 
[97] 
Source: Sample, 1990. 
A majority of the respondents in Ciudad de Dios who knew of organi-
zations, were also content with the way they functioned (72.5%), but 
like in tugurios this is mainly motivated by comments like 'everybody 
joins the organization' and 'the organization is well structured'. Remarks 
on the extent to which objectives are accomplished refer to the collec-
tive construction of roads or the levelling of land. In Ciudad Mi Trabajo 
'do not know' was a common response. The importance of this category 
may be explained by the fact that many people are members 'because 
they always have been' (see earlier this section) but do not actively 
participate. 
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Table 7.15 Main reasons for satisfaction with organizations in tugurios, Ciudad de 
Dios and Ciudad Mi Trabajo (in %) 
Reason 
General observations 
Goals accomplished 
Do not know 
Total 
Tugurios 
% 
83.6 
16.4 
— 
100.0 
[386] 
Ciudad de Dios 
% 
61.9 
28.8 
ü 
100.0 
[118] 
Ciudad Mi Trabajo 
% 
45.2 
25.8 
29.0 
100.0 
[62] 
Source: Sample, 1990. 
In tugurios and Ciudad Mi Trabajo respondents most often mentioned 
the poor quality of the organizations as their most important reason for 
dissatisfaction with them. The fact that lack of support for the residents 
comes first in Ciudad de Dios might be attributed to the fact that the 
strength of an organization is a crucial factor in realizing an important 
aim like connection to electricity: demonstrations against the Municipal-
ity only will be effective if a large number of people join in. 
Table 7.16 Main reasons for dissatisfaction with organizations in tugurios, Ciudad de 
Dios and Ciudad Mi Trabajo (%) 
Reason 
Quality of the organization 
Lack of support 
Poor social relations 
Do not know 
Total 
Tugurios 
% 
41.9 
34.9 
16.3 
éâ 
100.0 
[387] 
Ciudad de Dios 
% 
32.1 
45.3 
— 
22.6 
100.0 
[53] 
Ciudad Mi Trabajo 
% 
42.9 
25.0 
— 
32.1 
100.0 
[56] 
Source: Sample, 1990. 
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In summary, although there are several differences (the numbers of 
people who are familiar with organizations, the kinds of activities, the 
criticism towards the organization), there is a significant similarity 
between organizations in tugurios, Ciudad de Dios and Ciudad Mi 
Trabajo: they are not very popular among these respective populations 
nor, in many cases, have they achieved their goals. 
7.5.3 Migration 
Based on Turner's model of intra-urban residential migration and the 
information presented in Chapters 5 and 6 and this chapter, it is not 
surprising that, unlike the tugurio inhabitants, the majority of the 
population of Ciudad de Dios and Ciudad Mi Trabajo, would prefer to 
stay at their present address (Table 7.17). In general terms it might be 
stated that in Ciudad de Dios the preference is related to the fact that 
inhabitants have (recently) acquired a plot and have begun constructing 
their house and are looking forwards the future. This is different in 
Ciudad Mi Trabajo, which is a consolidated neighbourhood where 
people settled a relatively long time ago. 
Table 7.17 Plans to move from current address in tugurios. Ciudad de Dios and 
Ciudad Mi Trabajo (in %) 
Alternative Tugurios Ciudad de Dios Ciudad Mi Trabajo 
% % % 
Yes 62.0 21.9 
No Ш ) 78Л 
Total 100.0 100.0 
[378] [196] 
Source: Sample, 1990. 
Looking at the main motives for staying, especially for residents of 
Ciudad Mi Trabajo 'general satisfaction' was claimed with the pace of 
consolidation of the individual dwellings and of collective services like 
markets, transport, schools and church influencing this appreciation. 
Inhabitants of Ciudad de Dios are less positive about the overall charac-
23.9 
76.1 
100.0 
[201] 
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teristics of their habitat, something that may be explained by the fact 
that many have not yet finished the construction of their house and 
water, electricity, urban transport and other services are still either 
absent or deficient. Ownership' is a significant second motive for 
staying in this Northern Cone neighbourhood. The frequency of this 
response and its importance may be due to the fact that the majority 
have recently become owners, whereas the inhabitants of Ciudad Mi 
Trabajo would be more accustomed to it. The lack of the financial 
means to move is a negative reason for staying in Ciudad de Dios. 
Table 7.18 Main motives for staying in tugurios. Ciudad de Dios and Ciudad Mi 
Trabajo (in %) 
Motive Tugurios 
% 
General satisfaction 42.8 
Location 39.3 
Low rent 6.9 
Property 4.8 
Age 3.4 
Insufficient economic resources 2.8 
Future of the area — 
Total 100.0 
[145] 
Ciudad de Dios 
% 
49.7 
5.6 
— 
25.9 
1.4 
11.9 
L·! 
100.0 
[143] 
Ciudad Mi Trabajo 
% 
71.1 
4.7 
— 
13.4 
8.7 
2.0 
™ 
100.0 
[149] 
Source: Sample, 1990. 
The reasons for wishing to migrate from the two peripheral neighbour-
hoods are very different from those of the tugurios. Significantly, 'ge-
neral dissatisfaction' constitutes a rather small category. Most of those 
who want to leave Ciudad de Dios, wish to do so because of the lack of 
services (again, see Chapter 5). Distance from the centre (and related 
travel time and costs) was the reason most commonly given by those 
wishing to move from Ciudad Mi Trabajo. In this last neighbourhood, 
tenant status was also given relatively often. Here tenants were mostly 
households who rent a house from initial owner-occupiers who have 
since migrated. 
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Table 7.19 Main motives for moving from tugurios, Ciudad de Dios and Ciudad Mi 
Trabajo (%) 
Motive Tugurios Ciudad de Dios Ciudad Mi Trabajo 
% % % 
General dissatisfaction 
Tenant status 
Too small 
Poor environment 
Poor social relations 
Poor physical condition 
Poor and deficient services 
Distance from the centre 
Other 
Total 
45.1 
23.4 
13.5 
7.7 
4.1 
3.6 
3.2 
— 
— 
100.0 
[222] 
16.7 
7.1 
— 
.. . 
4.8 
. . . 
50.0 
21.4 
— 
100.0 
[42] 
10.9 
23.9 
— 
.. . 
4.3 
. . . 
4.3 
45.7 
10.9 
100.0 
[46] 
Source: Sample, 1990. 
In analyzing the question of whether inhabitants possess a plot else-
where, the elevated socio-economic position of the Ciudad Mi Trabajo 
population comes to the fore: 10.3% of all households possesses a plot 
elsewhere in Arequipa. That is, more than 50% of the heads who wanted 
to move. This compares with 34.0% and 11.9% for the tugurios and 
Cuidad de Dios respectively. 
Summarizing, the population of both peripheral settlements differs from 
the tugurio inhabitants in that a majority would prefer to stay in their 
present dwelling. Those of Ciudad Mi Trabajo do so because of factors 
related to the consolidated character of the area, while those of Ciudad 
de Dios referred to elements related to their (recently obtained) propri-
etor status. The socio-economic differences between residents of tugu-
rios and Ciudad de Dios on the one hand and of Ciudad Mi Trabajo on 
the other hand are underlined by the relative large share of potential 
migrants from Ciudad Mi Trabajo who (already) possess a plot. 
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Figure 7.1: Future migration of tugurio inhabitants 
7.6 Summary and conclusions 
As in our earlier study from 1985, the majority of the tugurio inhabit­
ants seem to be dissatisfied with their current dwelling, the size of 
rooms and a general dissatisfaction being the most important reasons. 
On the other hand, those who were content referred firstly to the overall 
advantages of the location and secondly to general satisfaction with the 
housing conditions. 
Organized actions to improve these circumstances did not appear very 
common. A relatively small group considered organizations a proper 
way of solving housing problems, however many respondents often did 
not know the size of the organizations and were dissatisfied with their 
activities. This explained the lack of familiarity with and support of 
organizations. The relations between the tenants also proved to be an 
explanatory factor. 
The majority of the tugurio inhabitants want to move, general dissat­
isfaction with their habitat being the most important explanation. Almost 
50% of those who want to leave have already been successful in obtain­
ing a plot. Informal relations proved to be crucial in negotiating the real 
estate market. The fact that a majority had obtained their property before 
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1980 and the reasons given for yet not living there led us to conclude 
that many tugurio inhabitants look upon their property as a kind of 
insurance. 
A relative large proportion of the respondents who were searching for 
an alternative address stated they did not want to move. The fact that 
one third of the searchers were looking at the real estate market in the 
Cercado District (with few affordable and suitable locations available) 
added to our doubts as to whether these tugurio inhabitants really want 
to leave the inner city. 
All in all, we could conclude that on the one hand the tugurio 
population is not very active to improve in situ the condition of their 
housing. On the other hand, neither are they very eager to leave the 
tugurios. 
Comparing the level of organization of the tugurio inhabitants with that 
of the populations of Ciudad de Dios and Ciudad Mi Trabajo we 
observed notable differences like the percentage of people that are 
familiar with organizations, the kinds of activities and the kinds of criti-
cism towards the organization. However, there exists one significant 
parallel between organizations in tugurios and in Ciudad de Dios and 
Ciudad Mi Trabajo: they are not very popular among the respective 
populations nor, in many cases, have they achieved their goals. 
Comparing the potential migration, it became obvious that, unlike the 
tugurio population, a majority of the inhabitants of Ciudad de Dios and 
Ciudad Mi Trabajo would prefer to stay in their present dwelling. In 
Ciudad Mi Trabajo this was primarily because of factors related to the 
consolidated character of the area, while in Ciudad de Dios most respon-
dents referred to their (recently obtained) proprietor status. The socio-
economic differences between the residents of tugurios, Ciudad de Dios 
and of Ciudad Mi Trabajo, was highlighted by the large proportion of 
potential migrants who (already) possess a plot. 
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CHAPTER 8 
AREQUIPA'S INNER CITY: FUNCTIONAL-SPATIAL DEVE-
LOPMENTS AND TUGURIOS (1821-1992) 
By Geert Custers and Damiaan Vreman 
8.1 Introduction 
In this third part of our study, we focus upon the factors explaining the 
quantity and quality of Arequipian tugurios. Whereas in the following 
chapters we pay attention to those elements specifically determining 
inner-city rental housing, in this chapter we analyze the influence of the 
overall functional-spatial processes in the inner city both now and in the 
past1. We pay special attention to the role of local urban policy. The 
central question is: what is and/or was the role of the functional-spatial 
evolution of the inner city in the development of tugurios! 
In the course of the last two centuries, Arequipa's inner city has 
experienced not only functional-spatial transformations, but its position 
within the urban fabric and in society in general has also changed. This 
observation was the starting-point for the organization of this chapter 
which is divided into sections describing and analyzing these develop-
ments in specific periods. We begin in Section 8.2 with the period from 
1821 (Independence) to 1920 when the inner city formed the most 
important part of Arequipa. Section 8.3 treats the period from 1920 to 
1956 when the position of the inner city changed: its administrative and 
commercial functions gained in importance while its spatial and demo-
graphic domination started to diminish. This process became more 
pronounced in the late 1950s. Section 8.4 describes this process and the 
period from 1956 to 1987 when the expansion of peripheral areas 
expanded significantly. Section 8.5 describes events since 1987 where 
local government has become more active in response to growing 
problems like street vending and the inner city again has become a main 
focus of the urban area. In Section 8.6, we present the conclusions of 
the chapter. 
1. When using the Ierra 'inner city' in the pre-1940 era, we refer to the area that 
currently forms the inner city of Arequipa. 
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Before proceeding, we would like to make two comments. Firstly, our 
concern for urban policy is motivated by the fact that since 1540, 
Arequipa's heart has been a prominent policy subject. As such the 
activities of local government were important in determining the evol-
ution of the inner city. 
Our second remark concerns the data for this chapter. Again we 
found that specific information on the number of tugurios or tenants is 
virtually absent and we have therefore restricted ourselves mainly to a 
qualitative impression of developments. 
8.2 From 1821 to 1920 
8.2.1 Functional-spatial developments 
We begin our discussion with the post-Independence era when the 
colonial city, as it was described in Chapter 5, started to change. New 
architectural styles were introduced, functional transformations took 
place and the spatial developments were characterized by an intensifica-
tion of the use of space and an expansion in area. Between 1821 and 
1920 we can distinguish four sub-periods. 
In the first sub-period, from the Independence until the early 1850s, the 
export of wool became the leading economic activity (see Chapter 4). 
The gradual development of the city into the economic heart of Southern 
Peru, however, was not yet expressed in a physical growth: 'In spite of 
the enormous importance [...] of the wool trade, this was not an incenti-
ve for the urban expansion of Arequipa' (Quiroz Paz Soldán quoted in 
Gutiérrez, 1992, p. 139). According to Gutiérrez, spatial expansion did 
not occur for a number of reasons (Gutiérrez, 1992, p. 140). 
Firstly, the War of Independence and the subsequent civil wars 
caused a decrease of Arequipa's population. Sources dating from 1847 
estimated a population of about 15,000, which was less than at the end 
of the eighteenth century, when there were about 21,000 Arequipeños 
(Zegarra Meneses, 1973, pp. 13-15; also see Gutiérrez, 1992, pp. 127-
129). This decline caused stagnation of urban expansion and in 1847 the 
number of manzanas built up was 75, about the same as at the end of 
the colonial era. 
Secondly, private and public capital was invested in the city, but 
these investments did not result in significant lateral expansion. Many 
buildings were expanded by constructing a second floor, a phenomenon 
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new to Arequipa. Outside the city, along the new road to the southern 
village of Tingo, a small section of the Arequipeñan elite began to build 
casas quintas, comfortable mansions with gardens and orchards (Gutiér-
rez, 1992, p. 139)2. Investments by local government did not result in 
spatial growth either. Projects like the construction of the arches at both 
sides of the Cathedral (1836) were aimed at beautification of the city. 
Other projects were intended to improve Arequipa's infrastructure. 
Public services like (gas-) light and water were expanded in several 
projects from the mid-1820s (Gutiérrez, 1992, pp. 123-126). 
Although housing still maintained its dominant position within the 
heart of the city, there were initial signs of functional transformations 
that would result in a 'diversification of urban activities' (González 
Salinas, 1983, p. 11). The Plaza de Armas continued to perform the 
functions that it had obtained in the colonial era and was the site where 
various public and commercial activities took place. The Plaza was a 
market with many stalls whereas in the colonnades of the surrounding 
blocks and in small shops in front of the Cathedral various products like 
shoes, haberdasheries and chicha (maize beer) were sold. Porters offered 
their services and many hawkers also tried to make a living (Gutiérrez, 
1992, p. 112). The blocks surrounding the Plaza were gradually 
occupied by tertiary functions. Public services, like the post office, 
began to use former elite residences whereas artisans used patios and 
first floors to produce and sell their products: 'many artisans like 
painters, carpenters, shoemakers, cigar makers and milliners are accus-
tomed to sell their products from the pavements in front of their work-
shops' (El Arequipeño, No. 29, 21-8-1852, quoted in Gutiérrez, 1992, p. 
133). Merchant houses started to use former residences as offices and 
storage space and thus also contributed to the process of tertiarization of 
what was to become the inner city of Arequipa. 
From the 1850s, Arequipa's population started to expand and in 1862 
reached its pre-Independence level of about 21,700 (Rivero, 1940, p. 37; 
Carpio Muñoz, 1990, p. 576). Consequently, there was also a spatial 
expansion, and in the early 1860s Arequipa consisted of some 80 
manzanas. Urban development was slowed down as an earthquake on 
August 16, 1868, almost entirely destroyed the city (see Chapter 5; 
Carpio Muñoz, 1990, pp. 510-512). Houses became uninhabitable and a 
2. Casas quintas were also well known in Lima, see Ortiz de Zevallos, 1985, pp. 96-
102). 
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significant part of the urban population had to leave to the countryside 
and live in provisional accommodation while awaiting reconstruction of 
their homes. The reconstruction work was extensive and it took three 
decades, even people from Puno were hired to help. A lack of financial 
resources was an important factor in the slow pace of reconstruction and 
more than 10 years after the earthquake, the 'ruins of the Plaza [...], 
destroyed churches, collapsed cloisters, ruined palaces' gave the impres-
sion of 'a city that had been bombed' (Bresson, 1886, quoted in Gutiér-
rez, 1992, p. 152). On the other hand, presently the earthquake is also 
regarded more positively: 'In those years the old city of Arequipa died 
and one started to construct a new world' (Carpio Muñoz, 1990, p. 489). 
With the reconstruction of the city, important transformations were intro-
duced: at the edges of the colonial grid new streets were built, in the 
central area blocks were divided into smaller parts and the urban land-
scape in general was changed by the introduction of new architectural 
styles (see Chapter 5; Gutiérrez, 1992, p. 153). The Municipality played 
a crucial role in these spatial changes. Besides the reconstruction of 
buildings, infrastructural projects received a large share of the municipal 
budget. Existing streets were extended and paved and damaged buildings 
were demolished completely in order to facilitate urban traffic. 
The Plaza and its surrounding blocks underwent notable functional 
changes. First, following the departure of the temporary shelters of 
earthquake victims and the replacement of the market, the Plaza became 
a place 'of contemplation' where one could rest and stroll (Gutiérrez, 
1992, p. 155). Secondly, traditional functions that were situated at the 
Plaza, like the prison and the Court, were relocated to other parts of the 
city. González Salinas described these transformations of the Original 
centre (Plaza de Armas)' as follows: 'the subdivision of the solares near 
the Plaza, just like the presence of other activities such as banks, 
branches of European trade firms and commercial activities in general, 
were creating a "new centre"...' (González Salinas, 1983, p. 13). Thus, 
the process of tertiarization, which had started in the 1840s, was con-
tinued in the following decades. 
In the third sub-period, the last three decades of the nineteenth century, 
the inner city witnessed further spatial expansion. This was largely 
determined by the construction of the Southern Railway and the railway 
station in 1871. After some debate, the station was located south of the 
city, near Avenida Parra (which was built during 1855 and 1856). The 
activities connected with the transport of goods and people attracted 
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many inhabitants in search of work and resulted in southward expansion 
of the city (Nunez Valdez and Guerra Vizcarra, 1971, pp. 16-17; Paz 
Soldán, 1990, pp. 520 and 528). 
The consolidation of Arequipa as Peru's southern commercial-admin-
istrative centre also led to advancing tertiarization (banks, hotels, 
restaurants) and small-scale industrialization (see Chapter 4; González 
Salinas, 1983, p. 15; Carpio Muñoz, 1990, pp. 566-567). This growth 
and diversification of the urban economy prompted an increasing 
demand for labour which could not be met solely by the existing local 
population. Therefore, as we have seen in Chapter 4, at the end of the 
nineteenth century a small flow of immigration started (also see Gon-
zález Salinas, 1983, p. 12; Carpio Muñoz, 1987, p. 80 and 1990, p. 
576). 
The Municipality continued its active urban policy. In 1874 a horse-
tram was introduced and in 1888 a new bridge, Puente Grau, was ope-
ned after four years of construction (Belón Ruiz et al., 1989, p. 13; 
Carpio Muñoz, 1990, p. 576). Water supplies and street lighting, first 
gas and from 1898 electric, were extended (Rivero, 1940, pp. 71-73). 
In the last sub-period, the first two decades of the twentieth century, 
Arequipa's population increased. In the census of 1917, the inner city 
had 34,781 inhabitants3, an increase of 46% compared to the previous 
census of 1876 (see Chapter 4; Rivero, 1940, p. 37). This rise in popula-
tion was reflected in spatial expansion, especially in the southern areas 
of the city which saw rapid growth. Furthermore, the left bank of the 
Chili River was built on and formed the last expansion area within the 
inner city. This area has an interesting history and is relevant for our 
discussion of inner-city rental housing. 
From the foundation of Arequipa, the municipal authorities were 
concerned about the connection of the city with the (former) reducción 
of Yanahuara on the other side of the river and, even more importantly, 
with the rural hinterland, the coast and the cities of Lima and Cuzco. 
Therefore, when the old Inca bridge was destroyed by floods in 1549, 
the municipal government immediately made plans for a new crossing. 
Construction of this new bridge, which was after the construction of a 
second bridge and a renaming of all streets, squares, bridges, etc. called 
Puente Viejo, was delayed several times and finally completed in 1608 
3. The urban population within the three districts, Arequipa, Miraflores and Yana-
huara amounted 44,209 (Rivero, 1940, p. 370). 
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Planning of waterworks in Arequipa, 1905 (Municipalidad de Arequipa, 1990). 
(Zegarra Meneses, 1973, p. 29; Málaga Medina, 1990, pp. 261-264). The 
area near the bridge, until 1888 the only entrance to the city, developed 
into one of the most dynamic parts of Arequipa as in 1574 the Munici-
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pality established a slaughterhouse there (Málaga Medina, 1990, p. 261). 
Besides the meat, hides became a vital raw material for clothes, shoes, 
saddles and harness and thus, the area saw the emergence of tanneries, 
shoemakers, saddler's shops and other leather related industries and 
handicrafts (Málaga Medina in El Pueblo, 15-8-1985). Despite the 
relocation of the slaughterhouse, in the 1930s, to Yanahuara, the left 
bank of the Chili River developed into an industrial area, with a concen-
tration of tanneries and leather industries. Even today, the majority of 
tanneries are located on Puente Bolognesi, Calle San Agustín or one of 
the adjacent streets (Cámara de Comercio e Industria de Arequipa, 1987, 
pp. 96-97). 
Functional transformations, determined to a large extent by the wool 
export economy, continued: between 1890 and 1929, 19 new commer-
cial companies and 15 new industrial companies were established. As in 
the former sub-period, this industrialization consisted mainly of smaller 
companies that produced consumer oriented goods (see Chapter 4). A 
considerable number of these new activities were situated in post-
colonial extensions of the inner city which presently constitute the 
transition area (Kaendler, 1935). 
The Municipality demonstrated genuine concern for the development 
of Arequipa. Firstly, projects like the establishment of small gardens and 
tiling of the Plaza de Armas embellished the urban landscape. New 
architectural trends started to change appearance of the urban landscape 
of the inner city significantly, but local government did try to control the 
developments by prohibiting the construction of buildings with more 
than two floors and by the enactment of certain directives concerning 
the façades of new buildings (see Chapter 5; Gutiérrez, 1992, p. 196). 
As such, this resulted in the maintenance of a certain architectural 
homogeneity in the inner city. Further policy concerned the execution of 
projects that had been postponed due to the 1868 earthquake. The most 
important one, in 1912, was the relocation of the Hospital from Calle 
San Juan de Dios (a site which was considered inappropriate because of 
hygienic reasons) to Avenida Goyeneche, on the eastern limits of the 
inner city. The construction of a new market building was delayed 
several times due to the insufficient municipal financial resources. 
Although in 1906 a new design was presented, construction was only 
completed in 1937. Finally, a third group of activities involved infra-
structural projects such as the expansion of the electricity network and 
public transport. In the second case, the horse tram was replaced by an 
electric tram, while private enterprises started bus companies (Belón 
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Ruiz et al., 1989, p. 14). 
8.2.2 Inner-city rental housing from 1821 to 1920 
The origins of the first Arequipian tugurios are closely connected with 
the expanding wool export economy. As we described in the preceding 
section, especially from the 1850s the success of this economic activity 
was reflected in the functional-spatial organization of the built up area. 
Tambos were transformed into the first type of inner-city rental housing, 
and the first tugurios por origen were constructed towards the end of the 
nineteenth century (Conversation with Carpio Muñoz, 16-11-1988). 
In Chapter 5 we briefly pointed to the historical backgrounds of the 
tambos. Originally, the name referred to Inca buildings that served 
primarily as storage space for food and accommodation for travellers. 
During the colonial era and the first half of the nineteenth century, 
tambos were built on the edges of cities and mainly served as lodgings 
for people coming from the sierra. In Arequipa, an important number of 
tambos were located on the left bank of the Chili River (see previous 
section). The most important ones still exist today: 'La Cabezona', 'El 
Bronce', and 'El Matadero' (see Appendix 1). The importance of the 
western part of the inner city also comes to the fore through the con-
struction of tambos on the right side of the river, in the neighbourhood 
of Antiquilla (see Chapter 5). 
Gutiérrez pointed to other locations in Arequipa where tambos were 
constructed: to the east, at the actual Calle Octavio Muñoz Najar, they 
accommodated guests (and their animals) from Moquegua, whereas to 
the south they housed guests from the Tambo Valley (Gutiérrez, 1992, 
pp. 64-65). From the 1850s, the original function of the tambos began to 
change4: instead of being temporary accommodation, they were trans-
formed into rental houses where families lived for longer periods. This 
development could be attributed to several factors. Firstly, the recon-
struction activities and the increasing economic importance of Arequipa 
attracted people from the countryside and encouraged visitors to stay in 
the city and work. In the tambos on the left bank, artisans not only lived 
in these tugurios por proceso, but also worked or opened small shops 
for their wares. This picture of a rental house as a living and work 
4. Besides functioning as 'hotel and restaurant', many tambos also possessed other 
activities. For example, some of them served as markets where salesmen sold their 
fish, wine and fruit (El Correo, 15-8-1987). 
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place, persists today. Many inhabitants of the tambo 'La Cabezona', for 
example, also rent space within the building which serves as their 
workshop. Secondly, with the completion of the railway, the long 
distance transportation of goods by mule or horse greatly diminished and 
the traditional function of the tambos changed. 
The transformation process did not occur rapidly, but with some 
tambos covered decades. Some tambos even conserved their original 
function 'until 30 years ago when [...] migration and modernization 
became eminent' (El Correo, 15-8-1987; Gonzales, 1988, p. 4). More-
over, before finally becoming a rental house, some tambos served other 
functions, like 'Tambo de Ruelas' on the right bank of the Chili River 
which functioned as a meeting place for political organizations and as a 
wool market. 
The location of the railway station led to the appearance of tugurios 
on the last two blocks of Calle La Merced, Calle San Juan de Dios and 
Calle Alvarez Thomas (Conversation with Carpio Muñoz, 16-11-1988). 
Firstly these were tugurios por origen, which have now become edificios 
deteriorados, and were constructed by individual proprietors. Moreover, 
particularly in the first decades of the present century, families started to 
rent out (parts of) private residences in the inner city. As we show in 
Chapter 10, these owners did not all leave the inner city for a residence 
in the country. In many cases they let a few rooms (for example, out of 
economic necessity) while continuing to live in another part of the 
building. In this respect, the tugurios por proceso resemble the inquili-
natos of Montevideo where, at least in the beginning, the owner and 
family also remained in the building. 
Rental housing also became a well known phenomenon in other parts 
of the inner city. The east witnessed the emergence of tugurios and 
became a 'popular neighbourhood' like the Puente Bolognesi area. The 
'Casa Rosada' complex was built in the first decade of this century and 
was eventually to become the largest tugurio complex in Arequipa 
(González Salinas, 1983, p. 17; Carpio Muñoz, 1990, p. 576). Like in 
Lima and Montevideo living in tugurios in Arequipa was a rather 
unhealthy affair. Especially at the tum of the century, newspaper articles 
frequently pointed to this5. For example, on January 27, 1883, the daily 
La Bolsa wrote about a tugurio called 'Callejón de Santa Catalina'. 
Besides mentioning the unsanitary conditions, the publication also 
commented on the social behaviour of the inhabitants of the rent house: 
5. These articles were compiled by Walter Castro Loayza, September 1990. 
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'For some time past this callejón has been a genuine public dung 
hill in spite of a rubbish collector who visits the site. The inhabit-
ants do not just throw away their waste inside the building, they 
are also people without any education or shame who during the 
night [...] are guilty of immoral and scandalous behaviour. The 
new Municipality should take account of this information.' 
However, the local authorities were not alarmed by this and other 
articles on social problems in low income housing, and did not take any 
measures to improve the situation. Seventeen years later, the same 
newspaper wrote under the headline of 'Infection': 
'The people living on Puente Bolognesi implored us to report that 
in this street waste is constantly dumped, thus forming a source of 
infection' (La Bolsa, 20-4-1900). 
According to La Bolsa, the situation in another tugurio was so grave 
that they compared the building with a cattle pen (La Bolsa, 18-5-1900). 
In an editorial, this Arequipian daily pointed to another related problem, 
especially in the tugurios and at the same time mentioned the existence 
of some governmental action6: 
'Data which has been obtained by this paper in the last days, 
makes clear that the sanitary condition of the population is quite 
unsatisfactory. The number of sick people has increased, and 
worse, there are frequent cases of typhoid fever. [...] The munici-
pality has redoubled its efforts to improve hygiene [...] especially 
in the callejones' (La Bolsa, 5-4-1900). 
Despite actions undertaken by the local government, housing conditions 
in tugurios did not improve. Local urban policy was directed mainly at 
the improvement of infrastructure, the expansion and embellishment of 
the city. 
6. It should be noticed that the concept tugurio was rarely employed in publications 
of the 1880-1900 era. This may be attributed to the fact thai the callejón was already 
a prominent housing type in Lima and had thus become the term used to label low 
income rental housing in other Peruvian cities. 
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8.2.3 Conclusions 
The appearance of tugurios in Arequipa was one result of the process in 
which the city developed from being a marginal village in the colonial 
Spanish empire, into the commercial and administrative centre of 
Southern Peru. Particularly from the 1850s Arequipa started to grow, 
while economic, architectural and social transformations also began. The 
rise of tugurios por proceso in the west (tambos), tugurios por origen in 
the south and east and tugurios of both types scattered among the inner 
city, can be related to several aspects of these changes to urban society. 
Especially the introduction of the railway, the limited tertiarization, 
small scale industrialization and the reconstruction activities contributed 
to the origins of rental housing. 
Local authorities were mainly concerned with issues related to the 
improvement and modernization of infrastructure and the expansion and 
'beautification' of the city. Apparently, poor housing conditions in 
tugurios were not a major issue for politicians. 
8.3 From 1920 to 1956 
8.3.1 Functional-spatial developments 
Between 1920 and 1956 we can distinguish two phases: a first one from 
1920 until 1940 and a second one from 1940 until 1956. 
Between 1920 and 1940, the inner city and city centre as they are 
currently known, started to take shape. The functionally homogeneous 
neighbourhoods which now form its 'limits', were established. However, 
the functional-spatial developments which had began to transform the 
area in earlier periods, continued to play an important role. 
The population and spatial growth of Miraflores (to the north-east) 
and the construction of Vallecito and María Isabel (to the south) marked 
the end of an era. After the mid-1920s, the colonial centre and its post-
colonial extensions began to loose its dominance. The new neighbour-
hoods and districts surpassed the old centre both in area and population7 
(see Chapter 4). Avenidas Goyeneche and Jorge Chavez to the east and 
7. The censuses carried out in 1862, 1976 and 1917 showed that a more or less 
constant proportion, about 75%, of Arequipa's population lived in the inner city. A 
percentage that diminished rapidly (Rivero, 1940, p. 37). 
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Salaverry to the south thus not only formed modem traffic arteries 
which were adapted to modem means of transport. They also became 
borderlines with on the one side the grid structured inner city and on the 
other side the new city parts. 
From the 1920s, living outside the inner city became ever more 
popular among the elite and (upper-) middle class and consequently 
Avenidas Goyeneche, Jorge Chávez, Avenida Parra and Avenida Ejér-
cito (Yanahuara) witnessed the erection of casas quintas, chalets and 
other expensive residences. The construction of Vallecito and, in the 
1940s, Selva Alegre also formed part of this process that marked a new 
socio-spatial segregation that was further intensified by the growth of 
tugurios in the inner city and of lower-middle class and lower class 
neighbourhoods in Miraflores and the construction of Maria Isabel 
(González Salinas, 1983, p. 16). One of the factors which caused the 
out-migration of higher income groups was the tertiarization of the inner 
city. As we described in Section 8.2.1, Gutiérrez refers to there being 
signs of a tertiarization process as early as the 1840s. This process 
accelerated in the first part of the present century (Dorich, 1945, n.p.). 
By 1935, the characteristics of the present city centre had developed and 
some streets became functionally specialized (Kaendler, 1935). Lawyers 
were clustered in Calle San Francisco, whereas Calle Mercaderes shows 
a concentration of stores with luxury articles (Kaendler, 1935, pp. 401-
404). A Liman observer wrote: 'In recent years, the commercial centre 
of Arequipa has gained [in economic importance] through the construc-
tion of expensive buildings and the establishment of new commercial 
activities; this will soon attract a great influx of traffic and thus increase 
the necessity to construct parking facilities' (Dorich, 1945, n.p.). Increas-
ing use of cars also stimulated the wealthy to leave their original homes. 
The western part of the inner city, the left bank of the Chili River, 
experienced a different evolution with an increasing number of tanneries. 
In 1935, Kaendler counted eight companies in the area, while in the next 
10 years three new tanneries were founded (Kaendler, 1935, pp. 364-
365; Carpio Muñoz, 1987, p. 253). 
The Municipality continued its energetic urban policy. Activities not 
only included traditional projects like the preservation/creation of an 
urban landscape that would attract tourists (e.g. parks), but also infra-
structural works like water mains, street extensions and the construction 
of public buildings such as the San Camilo Market (1937) and the 
Municipal Library (1939). For the first time there also was some interest 
in the shortage of adequate housing for the lower classes: 'The Munici-
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pality of Arequipa was concerned about the migrants who arrived in 
Arequipa without possessing the necessary means to survive' (Paz 
Soldán, 1990, p. 585). This concern resulted in the construction of a 
small number of buildings to alleviate at least part of the housing 
shortage. A larger project was completed in 1941: 'Barrio Obrero' was 
built on the block between Calle Villalba and Calle Ugarte and included 
over 40 dwellings (Gutiérrez, 1992, p. 216 and p. 223). 
The Urban Master Plan of 1940, the year in which Arequipa celebrated 
its 400th Anniversary, definitely marked the end of a period in which 
Figure 8.1: The Urban Masterplan 1940 (Source Ri vero, 1940, annex) 
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the inner city was the main focus of urban policy (Figure 8.1). Although 
the area was not lost from sight in the next 40 years, political concern 
was directed much more to the new city parts and their accompanying 
problems (see also Chapter 5 and the following section). 
The expansion of Arequipa was reflected in the contents of the plan. 
Although a large number of streets in the inner city were extended and 
paved, the document (written by Alberto Rivero, who had much experi-
ence in urban planning) was also oriented at issues related to this urban 
growth. For example, the streets of the inner city were to be connected 
by the main roads to the new neighbourhoods. A new bridge was 
planned to Vallecito with the neighbourhoods at the other side of the 
river (Puente San Martin). In Rivero's belief, the district of Yanahuara 
was part of the 'centre of the urban system' and, therefore, the former 
reducción required 'transformation by widening its meandering alleys 
and building wide avenues and parks' (Rivero, 1940, p. 139). Apart 
from these elements, the plan also included open spaces or green areas 
in the form of plazas and parks within the city (Rivero, 1940, p. 139). 
The Rivero Master Plan was the only one written by a local govern-
ment in the next 50 years. As we describe further on, in later periods 
urban policy increasingly became a matter for national institutions 
(Belaunde Terry, 1946; Calderón and Maquet, 1990). The decreasing 
number of projects in the inner city can also be partially attributed to the 
debts which the Municipality had run up with the projects related with 
the 400th Anniversary, with Rivero's Master Plan and to economic 
stagnation in the 1950s (see Chapter 4). In 1955 only 50% of the debt 
had been paid and as a consequence most civil works, such as the 
pavement of streets were postponed (Gutiérrez, 1992, p. 227). Despite 
these financial difficulties, the local government did initiate some 
smaller projects, like the construction of a dyke on the left bank of the 
Chili River to protect the people living in the area from floods (Carpio 
Muñoz, 1990, p. 646). 
8.3.2 Inner-city rental housing from 1920 to 1956 
In the period between 1920 and 1956, tugurios spread throughout 
Arequipa's inner city. Between the second part of the 1930s and 1956, 
the number of inner-city rental houses and inhabitants reached its peak. 
A significant part of this development was related to the increasing 
number of high and middle-class Arequipeñans who left the inner city to 
live in one of the new neighbourhoods (Vallecito or Selva Alegre), 
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along one of the avenues (Goyeneche or Ejército) or migrated to other 
parts of the country. Old residences that were located on the central 
blocks acquired commercial functions or were demolished and replaced 
by new buildings. Houses closer to the edge of the inner city, the 
transition zone, retained their residential function. They became the 
casas subdivididas of Arequipa: the casonas. The majority of these 
former residences were located on Calle Villalba, Calle Cruz Verde or 
Puente Bolognesi, and were to accommodate families whose heads 
members worked in one of the tanneries, the brewery or other industry 
on or near the left bank of the Chili River (González Salinas, 1983, p. 
17). Other casonas emerged throughout the inner city, but especially 
north of the Plaza de Armas like on the streets of Jerusalén, Grau and 
Ugarte (the area which presently constitutes the largest part of the 
Monumental Zone; see Section 8.4.1). 
The increased employment opportunities caused by the opening of the 
San Camilo Market (1937), led to an increasing number of tenants living 
in the 'Casa Rosada' tugurio complex and also prompted the building of 
new tugurios por origen in the area, especially on Calle Perú and Calle 
Piérola. 'Casa Rosada' was eventually to be the largest concentration of 
tugurios and in the mid-1950s its inhabitants numbered about 1,500. 
Another large tugurio was built on the left bank of the Chili River. 
'Quinta Salas' or Έ1 Castillo del Diablo' was designed and built in 
1942 by Tomás Salas Soto, who also owned two other tugurios in the 
inner city. The building was situated between tanneries and therefore 
from the beginning this conditions gave them a bad reputation: 'The 
nauseating smells [from the tanneries, gc] point to the sub-human 
conditions in which hundreds of families live', a newspaper wrote in 
1958 (El Pueblo, 4-7-1958). The building became almost instantly 
famous for its architecture: '[It] has an area of 4,292 m\ consists of 
various apartments, individual and collective rooms, patios, corridors, 
alleys and [...] very steep, dangerous stairs' (Flores Romero et al., 1987, 
p. 3). 'Some of the poorest families live in the cellar where there is 
neither air nor sunlight' (El Pueblo, 4-7-1958). After the 'Casa Rosada' 
complex, at one stage in the 1950s this tugurio was the second largest 
concentration of tenants in the inner city. In 1958, 'El Castillo' was 
inhabited by about 200 families, at least about 800 people (El Pueblo, 
undated, 1958). 
Twice in the 1920-1956 period a small number of tugurios were demol-
ished. 
285 
Firstly, in the late 1920s, the 'Urbanization Society' demolished two 
tugurios, called 'Siete Esquinas' (Seven Corners) and 'El Callejón del 
Conventillo', in the south-west of the inner city to make way for 
Avenida San Martin to connect the new residential neighbourhood of 
Vallecito with the rest of the city (González Salinas, 1983, p. 18). 
Secondly, the Urban Master Plan of 1940 regarded the enormous 
'Casa Rosada' complex an obstacle to the growth of the commercial 
functions of the inner city area and as a potential focus for diseases like 
typhoid. The authorities thought they could reduce these problems by 
dividing the complex into three smaller parts. As they left it with this 
measure, the problems of this huge low income housing complex were 
not solved and were to return frequently over the next 50 years (see 
Section 8.4 and Chapter 11). 
These two periods of action barely affected the total number of 
tugurios in the inner city. In 1953 the Ministry of Public Health and 
Social Assistance conducted policy research to collect socio-economic 
data on the population of 'Casa Rosada'. This information was to form 
the basis for a renovation project that would include an improvement of 
housing conditions, but also the construction of small shops where the 
tenants could work. For unknown reasons, this project was never 
implemented (see Chapter 11). 
8.3.3 Conclusions 
The expansion of small scale industry and tertiary activities, the popula-
tion increase, the emigration of the elite and middle class, leading to an 
increase of tugurios por proceso (casonas) and the construction of 
tugurios por origen resulted in a steady increase in the number of rental 
houses. This was especially so on the edges of the inner city. Neither 
the number nor the quality of rental houses was influenced significantly 
by the very limited policy measures. 
8.4 From 1956 to 1987 
8.4.1 Functional-spatial developments 
In the period from 1956 to 1987, the tertiarization of the inner city 
intensified. 
During the first Belaunde administration (1963-1968), this process 
was reflected by an increasing disrupture of the inner city's architectural 
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unity by modem and high rise buildings. As we described in Chapter 3 
and demonstrate in Chapter 9, Belaunde favoured the interests of the 
private sector, and within this context much of the 'old' architecture was 
replaced by hotels, banks, shopping centres and office buildings (see 
Chapter 5; González Salinas, 1983, p. 23). For example, several national 
banks opened branches in Arequipa (e.g. the Banco Central Hipotecario 
del Perú) and several regional banks constructed new offices (e.g. Banco 
Gibson) (Carpio Muñoz, 1990, p. 679). The tourist sector expanded: 
whereas in 1960 the inner city had 18 hotels, ten years later the number 
had risen to 30 (Caparo, 1960, pp. 104-105; Anon, 1970, p. 143). In the 
same period, Hotel Presidente, the tallest building in the city, was built 
(see Chapter 5). Another indication of the increasing commercialization 
of the city's core was the growing number of carparks (Anon, 1970, pp. 
102-103). Streets which had shown signs of specialization earlier, saw a 
deepening of this trend: for example, in Calle San Francisco the number 
of lawyers had increased tremendously (Anon, 1970, pp. 41-51). Further 
evidence of this process is provided by the continuous increase of the 
number of high rise office buildings and galenas comerciales (nine in 
1970; Anon, 1970, pp. 116-117). 
This process of commercialization was interrupted during the first 
seven years of the Military Government (1968-1975) when building 
activities in the inner city declined as private investors feared becoming 
victims of the progressive government's expropriation measures (see 
Chapter 11). From the second half of the 1970s, when the leftist 
Military was replaced by the more conservative government of General 
Morales Bermudes, the private sector recaptured its interest in the inner 
city. Tourism appeared to be an interesting target for investment and the 
number of hotels, travel agencies and restaurants increased significantly. 
This commercialization occurred both in new and old buildings. 
During the entire period from 1956 to 1987, the traditional colonial 
and post-colonial residences underwent decisive functional transforma-
tions (González Salinas, 1983, pp. 23-24; Medina Pinto and Huertas 
Salas, 198?). In order to accommodate tertiary activities, the interiors of 
these buildings were changed, in the words of González Salinas: 'More 
and more, investments enter the interior, making a public space out of 
what was once a private space' (González Salinas, 1983, p. 23). Banks 
and government agencies especially choose these monuments as offices 
(e.g., the National Building Office ENACE and the Banco del Sur). This 
process was intensified from the second half of the 1980s, Arequipa's 
cultural heritage was seriously affected by the private and state activities 
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in urban real estate (see also Section 8.5). 
Besides the expansion of the formal tertiary economy, the informal 
economy became a notorious element in the city's central areas. The 
largest proportion of the street vendors were to be clustered in several 
parts of the transition zone like the San Camilo Market and the bus 
terminals (see Chapter 5). In the early 1980s their numbers became so 
huge that they started to impede 'formal' urban activities. In this period, 
street vendors also contributed to the formal tertiarization process as 
they organized themselves in sindicates that collected money to con-
struct galenas comerciales. These shopping arcades of two and three 
floors were to become one of the most prominent manifestations of 
continuing tertiarization (see also 8.5.1). 
On the left bank of the Chili River a different process occurred. From 
the 1970s, several companies (especially tanneries, like the one called 
'La América, occupying an entire block in front of Έ1 Castillo del 
Diablo' on Calle Moral) closed their doors. The buildings remained 
vacant and were not occupied by new activities. The area acquired its 
present depressing, stagnant character, in part because many of the 
people who had lost their job in one of these companies, lived in one of 
the tugurios located here ('La América' had employed about 100 people; 
Gitec Consult, 1987, Anexo 5.1; Linares Silva, 1981, pp. 88-89). Terti-
ary activities were not interested in expanding their activities to the left 
bank area and neither did the state undertake anything to alleviate the 
socio-economic and spatial decay. 
The diminishing spatial and demographical importance of the inner city 
within Greater Arequipa was clearly illustrated by the Urban Master 
Plans published between 1956 and 1987. 
In 1956, the local division of the ONPU (see Appendix 2) presented a 
new Master Plan for Arequipa. The tone as well as the contents of the 
document were rather realistic, in the introduction: '...the plan only 
includes modifications of the present structure of the city by means of 
existing administrative and legal instruments or with instruments that 
can be created immediately' (ONPU, 1956, p. 2). A further feature was 
the explicit holistic character of the document. 'The city of Arequipa, 
with its 120,000 inhabitants and its multiple and complex relations, its 
numerous structures and networks of public services, is like a living 
organism...' (ONPU, 1956, pp. 3, 6, 11, 18, 22). Nevertheless, the main 
part of the document was dedicated to the rapid expansion of the city 
and its consequences. Sections titled 'Physical problems of the city', 
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'Social Problems' and 'Economic Problems' were concerned with this 
growth and discussed the population increase in the city, the absence of 
an adequate transport system, the housing shortage and the lack of 
public services like water and education. 
Following this analysis of Arequipa's problems, the second part of 
the document presented the outlines of the urban policy to be realized, 
and stated: 'Over the next 24 years [the intended duration of the plan, 
gc] Greater Arequipa should search for means of accommodating a 
population that will increase by 80,000 people...' (ONPU, 1956, p. 23). 
Logically, the spatial organization of the urban periphery was focused 
upon, whereas the attention for the inner city was limited. 
On the one hand, the general qualities of the plan (realistic and 
holistic) were reflected in comments on the oldest parts of the city. The 
study observed a conflict between the spatial structure of the inner city 
('perfectly appropriate for a society without cars and the industrial 
activities of our times') and the characteristics and necessities of modern 
society (ONPU, 1956, p. 4). It would be difficult, ONPU stated, to 
preserve the old city and at the same time transform it in order to serve 
modern society (traffic, commercial activities). The private sector, 
however, was already 'solving' the conflict by constructing multistorey 
buildings and transforming the old residences in tugurios and buildings 
with commercial functions (ONPU, 1956, p. 5). The responsibility of the 
state was to present a solution that consisted of 'an integral policy 
covering these issues' (ONPU, 1956, p. 6). A related problem concerned 
traffic. As the inner city would remain the commercial, political and ad-
ministrative heart of Arequipa it would also stay the focus of urban 
transport. In the old city with its narrow streets, the lack of parking 
space and congestion had become serious problems and were a matter of 
concern for ONPU which called for 'radical modifications of roads' 
(ONPU, 1956, p. 16). The last issue explicitly concerning the inner city 
was the housing problem. Although the shortage of and quality of 
housing in the periphery received priority, it was recognized that 'the 
housing problem also is very serious in the old part of the city'. This 
called for an integral vision which would include 'decisive action to 
restructure the old city' (ONPU, 1956, p. 18). 
On the other hand, in the second part of the Plan, the outlines of 
urban policy, the inner city and its problems were almost ignored. The 
'restructuring of the centre' should be studied 'very carefully' respecting 
'historic values', and the housing problem would also be analyzed in a 
future study. (ONPU, 1956, p. 25). However, in the remainder of the 
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Master Plan one searches in vain for comments or policies specifically 
aimed at the inner city. 
As a result of the earthquakes of January 1958 and January 1960, the 
inner city temporarily regained a prominence in urban policy. Although 
not as severe as the disaster of August 1868, the earthquakes of 1958 
struck the city hard: 'All buildings suffered damages of different magni-
tude. [...] The old constructions of sillar were the most affected' 
(Carpio Muñoz, 1990, p. 676). The earthquake of January 13, 1960 also 
caused grave damage and the destruction was so extensive that numer-
ous, particularly poorer, families lost their homes (Carpio Muñoz, 1990, 
p. 676). Figure 8.2 shows the damage in the central area as described by 
a group of, mostly Liman, architects (Belaunde, 1960, p. 21). Many 
buildings, especially those in the more peripheral parts of the area were 
declared 'uninhabitable', a situation which resulted in the relocation of 
many people (see Chapter 4 and the next section). 
The response of the state to the disasters was rapid and this temporarily 
diverted its attention back to the inner city. On a regional level the 
JRDA was founded to stimulate a wide variety of economic sectors as 
well as the implementation of urban projects (Nunez Valdez and Guerra 
Vizcarra, 1971, pp. 19-20; Carpio Muñoz, 1990, p. 677; see also Chap-
ter 4). In the inner city of Arequipa, the Junta reconstructed monumental 
buildings like monasteries and churches (Gutiérrez, 1992, p. 229). 
On the local level, the Municipality of Arequipa created a fund which 
was to finance the upgrading of the city and re-organized the De-
partamento de Obras Públicas (Department of Public Works). This 
department became responsible for a great number of smaller projects 
such as the extension and broadening of streets in the periphery of the 
inner city (the transition zone). A separate section of the department was 
responsible for the reconstruction of the Plaza de Armas (Madariaga, 
1985, n.p.). In the first half of the 1960s, and particularly during the 
government of mayor Ulrich Neisser Riess (1964-1966), the renovations 
activities were completed. Historical monuments like the Cathedral, the 
La Merced and La Compañía churches as well as other historical 
buildings were renovated (Madariaga, 1985, n.p.; Carpio Muñoz, 1990, 
pp. 678-679). The renovation or demolition of buildings considered 
uninhabitable (Figure 8.2) was not as enthusiastically engaged as work 
on these 'valuable' monuments, with 'Casa Rosada' being the most 
blatant example of this (see Chapter 11). 
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The effects of the earthquakes were only one reason for ONPU to revise 
its Urban Master Plan of 1956. The document was presented in March 
1962 and was also motivated by another natural phenomenon: the 
droughts on the sierra which caused increasing migration to Arequipa. 
The study foresaw significant expansion of the city, especially in the 
periphery: 'Without any doubt, the construction process which is devel-
oping [in the periphery, gc] is the most extensive of the city' (ONPU, 
1962, p. 3). In spite of this observation, the 1962 plan paid more 
attention to the inner city than its predecessor. In several places in the 
first part of the document, an analysis of urban issues, ONPU referred to 
the consequences of the population growth for the inner city. 'The same 
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reason [the increasing migration, gc] that forces a large part of the 
population to live in miserable circumstances on vacant sites, also causes 
the increase of derelict housing through the continuous subdivision of 
properties and an increase of the density in the sector that surrounds the 
commercial area of Arequipa' (ONPU, 1962, p. 4 and p. 5). The 'Ge-
neral Land Use Plan' also referred explicitly to the inner city and 
distinguished an area dedicated principally to commercial activities with 
a moderate population density and an abundance of tugurios and dilapi-
dated houses in the surrounding neighbourhoods (ONPU, 1962, pp. 7-8). 
The second part of the plan, the outlines for urban policy, tackled 
issues related to physical expansion like the urban transport and the road 
system. The inner city was regarded as a major 'point of conflict' 
because of its concentration of commercial and administrative activities 
where congestion and lack of car parks was becoming to be a major 
problem (ONPU, 1962, pp. 10-11). There were no suggestions for 
solutions of the social problems in the area, which were referred to in 
the first part of the plan. 
In 1967 the ONPU, in collaboration with the JRDA and the Municipality 
of Arequipa, presented a 'Plan de Zonificación' (Zoning Plan) which 
aimed at the implementation and elaboration of the plans in the 1956 
Master Plan and its 1962 and 1966 revisions8. It formulated seven aims, 
two of which concerned the inner city: '... the renovation of the central 
area, according to its new functions...' whilst simultaneously 'preserving 
the monumental character of the central area' (ONPU, 1967, p. 2). The 
inner city thus formed one of the central issues of the Zoning Plan 
which expressed concern about the historic buildings in this area (ON-
PU, 1967, p. 2). 
The plan described the inner city as an area with two faces. On the 
one hand an economic centre with its commercial-administrative func-
tions, on the other hand was the deterioration of housing on the left 
bank of the Chili River, attributed to the industries in that area, and the 
decay of colonial and post-colonial buildings that had been caused by 
their transformation into tugurios. One of the results of the attention for 
the inner city resulted in the implementation of a special 'zone'. 
8. We could not find the 1966 revision in the library of the Ministry of Housing and 
Construction, nor in the National Library in Lima, nor in libraries in Arequipa. None 
of the publications of the Faculty of Architecture and Planning of the UNSA 
contained references to this document. 
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In 1970, a 'Zona Monumental' (Monumental zone) was introduced in 
a part of the inner city (for limits see Figure 5.2) as method to protect 
and preserve the architectural styles and historic atmosphere of the inner 
city. Besides protecting the cultural heritage it also was thought to serve 
the tourist industry, an economic pillar that grew in importance from the 
beginning of the 1970s. Buildings of special architectural or monumental 
value received a special status and became listed as monuments, while 
for extensions, demolitions and other physical alterations of all other 
buildings within this area first permission had to be granted by the 
regional branch of the INC. 
In 1974 a new Urban Master Plan was published, and it was the most 
detailed policy document on the development of Arequipa Metropolitana 
to date. The policy outlines and the accompanying policy study were 
written by the Ministry of Housing and Construction which had replaced 
the ONPU in 1969. The Plan took in account the immense population 
increase in the 1960s (with 7.7% annual growth in contrast to the 3.3% 
predicted by the 1956 Plan) and its consequences (MVC, 1974a, p. 4). 
This increase, according to the report, would result in 'real conflicts in 
the demand for space', a conclusion which formed a principal motiv-
ation for the new Master Plan (MVC, 1974a, p. 9). The document 
described the actual developments in the inner city and the periphery. 
The first area was characterized as the commercial, administrative and 
cultural core of the city with a 'residential function whose deterioration 
and densification have increased significantly' (MVC, 1974a, p. 5). 
Following a general description (which was devoted mainly to the 
periphery), the document analyzed 'urban activities' like industry, 
commerce and housing and issues related to the Monumental Zone 
(MVC, 1974a, pp. 6-9). The last theme received ample attention: the 
appendixes of the document proved the genuine interest of the author-
ities in preserving the historical monuments, further described in Section 
8.4.1 of this chapter. At the same time, however, it expressed its concern 
over older buildings which were 'mainly used as rental houses and 
commercial spaces' (MVC, 1974a, p. 7). The second part of the docu-
ment, the policy outlines, focused upon the preservation of the histori-
cal-monumental character of the inner city as well as the stimulation of 
the commercial-administrative character by improvement of the trans-
port/road system. On basis of four variables (use of space and quality, 
height and construction materials) the plan distinguished four ideal types 
of zones, with each having a certain population density, mixture of 
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functions and size (MVC, 1974a, pp. 15-17)9. Issues relating to deterio-
ration had disappeared. 
In 1980, the last document on city-wide planning, of this period, was 
published. CORDEA (see Appendix 2), in cooperation with the Munici-
pality, published a new Master Plan for Greater Arequipa consisting of a 
small document and two maps: one on the zonification and expansion of 
the city, another on the desired road system (Hemani, 1989, p. 97). They 
were not accompanied by a new analysis of urban problems, but 
extracted and based mainly on the 1974 documents. 
To sum up, outside the construction activities, which were largely 
confined to special monumental (re)construction projects, an integral 
policy directed towards the inner city was almost no-existent and stayed 
limited to analyses in the discussed Master Plans. However, the interest 
in the historic-monumental part of the inner city was growing and 
finally resulted in the introduction of a specially protected area in the 
inner city. 
8.4.2 Inner-city rental housing between 1957 and 1987 
As stated in the previous section, in this period the inner city finally lost 
its demographic and spatial dominance within Greater Arequipa. For 
inner city rental housing, the main difference between the periods before 
and after 1957 was its overall contraction in significance. As we have 
described, between 1920 and 1957 the number of tugurios still 
increased. Neither their quantity, nor quality were greatly affected by 
local policy. 
After 1957, the relative importance of inner-city rental housing 
decreased. This was mainly due to the construction of non-rental hous-
ing outside the inner city. For example, in the Census of 1961, 42% of 
all housing units in the Cercado District were considered as casas de 
vecindad (CEDER 1990, p. 53, citing Census 1961). By 1981, this 
9. The outlines also announced a number or studies on urban problems of Arequipa, 
including two specifically concerning the inner city: the definition of renovation 
areas and the legal basis for the establishment of the monumental area of Arequipa. 
To our knowledge the first study was never completed, whereas of the second no 
substantial information could be found. The policy study document to which we 
refer in the text, was an extensive analysis of Metropolitan Arequipa, put into an 
historical and regional context. In the document, no new or more extensive studies 
of the inner city were mentioned (MVC, 1974b). 
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figure had decreased to 14% (INE, 1984, Vol. Π, p. 584, see also 
Chapter 4). 
Besides this relative decrease, there was also a large absolute drop in 
the numbers of rental houses and tenants. In 1965, according to an 
investigation of the Ministerio de Trabajo y Empleo (Ministry of Work 
and Employment, MTE), only around 28% of the inhabitants of the 
District of Arequipa owned their dwelling, about 52% paid regular rent 
and the remainder received the housing as part of their salary (6%) or 
for other, unspecified, reasons (14%, Ministerio de Trabajo y Empleo, 
1966, p. П-6). On the basis of these figures and the number of inhabit­
ants of the district of Arequipa in 1961, the number of (renting) tenants 
was certainly higher than 40,000. The census of 1981 estimated there 
were around 11,000 people in casas de vecindad (INE, 1984, p. 800). 
Although we earlier argued that these figures do not completely corre­
spond with our definition of tugurios, they do stress the overall tendency 
of a decrease in rental housing (see Chapter 5). 
What were the main reasons for this decrease? Considering various 
developments it seems reasonable to assume that the demand remained 
in excess of supply10. Firstly, the massive and continuous migration 
towards Arequipa, which started especially after 1955, forced up the 
total demand for housing. In 1981, the deficit was estimated at 42,000 
housing units, an increase by 82% from 1972 (Carpio Muñoz, 1990, p. 
721; CEDER, 1989, p. 39). Cheap housing outside the inner city became 
an alternative for low income groups, mainly under the conditions of 
'self help' (and ownership) but mostly without elementary services. 
Given the relatively high financial expenditure, time-consuming con-
struction and the absence of services in the periphery, housing in the 
periphery did not completely replace the demand for (temporary) 
housing in the inner city. Secondly, (a part of the) rent legislation was 
used to regulate rent levels, If there had been little demand for rental 
housing resulting in downward tendency of rents, this regulation of 
prices would have been superfluous. Besides, the resulting rent levels, 
so-called refuge rents, further stimulated demand for rent houses instead 
of reducing it (see Chapters 2 and 9). 
Concluding that factors on the demand side were not responsible for 
the decreasing importance of rental housing, we examine the factors at 
the supply-side. The developments in supply of tugurios can be divided 
into two periods. In the first, from 1957 until the early 1970s, the 
10. Not only in the period between 1957 to 1985, but also afterwards (see 8.5). 
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number of tugurios in the inner city decreased significantly. The second, 
from the early 1970s till the mid-1980s, can be characterized as a period 
with a stabilization in (the reduced) numbers. We will review the 
various elements in these two periods. 
During the first period, until about 1973, the earthquakes had a vast 
impact on the quantity of rent houses and the number of tenants in the 
inner city. 
A large number of houses was completely ruined or became (partial-
ly) uninhabitable. As already described in the last section, the areas most 
seriously hit were those where rental housing was concentrated (Figure 
8.2). A detailed inventory of the damage in 1958 proved that especially 
the second floors, balconies and stairs of virtually all buildings in the 
south-eastern part of the inner city were damaged (El Pueblo, 25-01-
1958). 
Commenting on the earthquakes, Carpio Muñoz wrote: '... the poor 
living in the tugurios of the inner city were, for a large part, left without 
a home' (Carpio Muñoz, 1990, p. 677). CEDER also pointed at the large 
destruction and consequent relocations: 'As a result of the loss of 
housing, a relocation from the inner city to the periphery took place, 
where more than 2,000 families founded 21 barriadas by means of 
'invasion' (CEDER, 1989, p. 35). 'Spontaneous' settlements were not 
the only option open for the victims. Public institutions like the JRDA, 
were involved in the provision of alternative housing. For example, in 
this period the neighbourhood Ciudad Mi Trabajo was planned and 
provisions were made to accommodate about 400 families (Gutiérrez, 
1992, p. 234; see also Appendix 3). 
The construction of tugurios por origen had decreased already prior 
to 1957: virtually no new tenement houses had been built since 1940. 
The last involvement by the private sector in rental housing seems to 
have been the completion of 'El Castillo de Diablo' in 1942 (Section 
8.3.2). We found no evidence of later construction activities (Fieldwork, 
1990). 
Although higher and middle-class families continued to leave the 
inner city, in the years after the earthquakes this process no longer 
resulted in an expansion of the rental sector. Unlike in the previous 
period, between 1920 and 1956, after 1956 the vacant houses/rooms 
located in and around the centre of the inner city became no longer 
available as rental accommodation in the form of tugurios por proceso 
(Section 8.2.2). They were generally transformed to serve another 
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purpose, mostly that of a commercial nature. 
From the early 1960s, urban authorities developed plans for new 
housing in the inner city, in the form of renewal projects. One, large 
project was started in 1967 although intentions dated from 1962. Rental 
housing was finally replaced by owner-occupant housing, in this way 
reducing the number of tugurio dwellings in the inner city. 
An interesting phenomenon that also took place during this decade 
after the earthquakes, was the sale of parts of tugurios, for example, in 
'La Cabezona'. 
'[....] the owner, Señora Elvira Chicinos de Simons, subdivided the 
property and sold parts of it. The two new owners want to con-
struct modem housing' (El Pueblo, 4-12-1966)11. 
In tambos 'El Matadero' and Έ1 Bronce', the same process occurred. 
Here new apartments were also constructed by the new owner-occupants 
(El Pueblo, 24-2-1987; Fieldwork, 1988). 
So far we have discussed a qualitative change in total numbers of 
tugurios and tenants, but what about the qualitative aspects of inner-city 
rental housing during this period? Previously, the housing conditions 
were described as 'sub-human'. Conditions had not greatly improved as 
was illustrated by an article published in the local paper: 
'The provincial government of Arequipa has taken various 
measures in order to protect the health and security of the hun­
dreds of inhabitants of the 'Callejón del Solar'. [...] an inspection 
by the Department of Public Works warned the proprietors of the 
premises that they must start with the demolition of unsafe walls 
and the installation of adequate sewerage and indispensable sani-
tary facilities. These measures have to be taken within 15 to 20 
days, and if not accomplished the proprietors may be fined 
Ι,ΟΟΟ
12
 to 5,000 soles. [..] collective resources will be made 
available to improved lightning of public areas' (El Pueblo, 5-04-
1966). 
11. This 'house' is presently serving as handicraft workshop (Fieldwork, 1989/1990). 
12. According to the official exchange rate of 1966, 1000 soles was the equivalent 
of about US $37.00 (INE. 1989, p. 72). 
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We could not verify if these improvements were really made, nor could 
we discover if there was a connection between these measures and the 
sale of various parts of other tugurios, like 'La Cabezona' and 'El 
Matadero'. Sadly, however, the improvements needed in 'Callejón del 
Solar', were not voluntarily made by the owner(s). They had to be 
compelled through proscription and penalties from local government. 
This illustrates owners' unwillingness or incapability to introduce impro-
vements in the housing conditions of the rental houses. 
All in all, during the period between 1957 and 1973, the number and 
qualitative aspects of tugurios in the inner city were drastically reduced. 
The reduction in the supply (and quality) of rental housing must be seen 
in a broader context; resulting from a wide number of motives and 
causes. However, most structural seems to be the following ones. Firstly, 
the low rent revenues in combination with a concentration of tertiary 
activities in the inner city and secondly, the (political) threat and aim to 
remove all tugurios from the inner city. 
In 1965, it was stated by a department of the MTE that the rent 
revenues of housing located in Arequipa Cercado were 'generally of a 
low level' (Ministerio de Trabajo e Empleo, 1966, р. П-14). The exact 
reasons for these low rents and the absence of large fluctuations in rent 
levels are extensively discussed in Chapter 9. Despite this, the existence 
of low rent levels, resulting from a national policy, could be illustrated 
by a quote from the local paper on the rents in 'La Cabezona': 
'But, all in all, the most striking and reminding us of the 1920s are 
the low rents: a minimum of 5 soles and at the maximum 50 soles. 
These amounts are insignificant in comparison to the high costs of 
life' (El Pueblo, 4-12-1966). 
The low rent revenues and the increasing demand for commercial space 
Arequipa (re)gained urban economic growth during the decade of the 
sixties, resulted in a transformation of many rental buildings damaged by 
the earthquakes and little or no renovation of the others. Besides, the 
tertiarization of the inner city was actively stimulated by new building 
projects which were initiated by municipal and state offices (see section 
8.4.1). 
During the second half of the 1960s, politicians repeatedly expressed 
their intention to eliminate the rental sector from the inner city. This 
clearly showed the prevailing attitude towards rental houses. In the 
beginning of 1966, deputy Diaz Orihuela stated that the tugurios of 
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Arequipa should disappear by renewal. The housing renewal project of 
Nicolás de Piérola was used as an example: 'like Casa Rosada, the other 
tugurios in the urban area will face the same destiny' (El Pueblo, 7-01-
1966). Later that year it was stated that: 'Nicolás de Piérola is only a 
part of an integral plan destined to eradicate all tugurios in the urban 
area of Arequipa* (El Pueblo, 28-07-1966). Also in the urban plans 
published up to 1974, there was an emphasis on renewal of rental 
houses. 
However, in effect the demolition of tugurios or housing renewal was 
limited to that one, although sizeable, project. Here much of the 
depilated rental housing on the premises of the tugurio 'Casa Rosada' 
was demolished and replaced by 'modern' housing blocks of 'Projecto 
Nicolás de Piérola', which were then put up for sale13. Up to 1973, at 
least 2,300 tenants (around 500 families) lost their rental dwelling (see 
Chapter 11). 
From the early 1970s, demolition, transformation and renewal greatly 
slowed. The total number of rent houses stabilized at the level it had 
then reached. This can be attributed to various reasons. 
The demolition and renovation of rental housing, needed as a direct 
consequence of the earthquakes, was complete. A second element, was 
the political change and the consequent financial repercussions in the 
investment climate for real estate located in the inner city. This reduced 
the pace (and pressure) of the transformation of rental space for other 
commercial functions. Thus, also this factor limited the outflow of 
tenants and the reduction of tugurios. In the early 1970s, new and more 
stringent legislation on rental housing particulary made tenant evictions 
time consuming and difficult, if not impossible. Later, in 1977, a new all 
encompassing rent law was introduced. These laws considerably reduced 
the possibilities for the transformation of rental houses. Even when 
investments in the inner city seemed to increase in the late 1970s, this 
was mostly not at the expense of rental house. The effects of the various 
rent laws on the (private) owners of tugurios is discussed, in depth, in 
Chapters 9 and 10, and so not further considered here. Finally, on the 
site of 'Casa Rosada', the rental houses that should make room for the 
subsequent phases of the renewal project Nicolás de Piérola had already 
been demolished by 1974. Between 1974 and 1985, no new demolitions 
13. Besides housing, also some commercial space (36 small shops) and a school was 
constructed (see Chapter 11). 
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of rental houses took place, neither to continue the project, nor for any 
other public housing project (Chapter 11). 
Aside from these main elements resulting in a stabilization in the 
availability of rental space, regulations of the ШС14 also affected the 
pace and possibilities of transformation of rental houses. Although the 
INC also had other functions, its most relevant in this context here was 
its role as protector and conserver of buildings located in the Zona 
Monumental. A building could only be renewed or renovated if the INC 
decided it was not worthy of preservation or in such a ruinous state that 
renovation was useless. 
Protective measures, concerning rental houses, were taken by the INC 
in at least three cases. For two tugurios, both located in Calle Puente 
Bolognesi, plans were made for future commercial uses. However, they 
were listed as monuments in 1974 and 1985. So far, no renewal or 
renovation work of any type has been performed on either (IRCA, 1991, 
n.p.). For another (former) rental house, renovation was considered far 
more costly than total reconstruction and less efficient for the proposed 
use of the building. The owner has now been trying for years to trans­
form the building into a hotel (with total demolition of the existing 
property). So far, permission has not been granted (IRCA, 1990). The 
examples show, how plans for transformation have often been postponed 
as a result of the rules of the INC or its successor although also other 
factors play a certain role (see Chapter 10). 
Summarizing the influence of the factors described above, the number 
of tugurio dwellings was stabilized in the early 1970s. 
8.4.3 Conclusions 
In the period between 1956 and 1987, the earthquakes of 1958 and 1960 
greatly reduced the stock of inner-city rental housing. Many tugurios 
became uninhabitable and has to be demolished. Eventually, with the 
'Nicolás de Piérola' project several tugurios of the 'Casa Rosada' 
complex were replaced by apartment buildings, whereas the transform-
ation of tugurios into stores and offices was a third factor in explaining 
the large reduction. In this sense, the developments in Arequipa had 
parallels, although less pronounced, with processes in Mexico City 
14. When the national INC was decentralized in 1982, the local branch was renamed 
the Instituto Regional de Cultura de Arequipa (Regional Institute of Culture in 
Arequipa, IRCA). 
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(Chapter 2). 
From around the mid-1970s, the stock of tugurios in the inner city 
stabilized. This was due to the changes in the investment climate and 
stricter rent legislation which together with the ШС-rules, limited the 
possibilities for the transformation for rental space to other uses. Aside 
from the 'Nicolás de Piérola' project, and in spite of several published 
plans and public remarks, urban policy paid little attention to inner-city 
rental housing. The quality of the remaining rental housing certainly 
underwent no improvement. 
8.5 From 1987 to 1992 
8.5.1 Functional-spatial developments from 1987 to 1992 
Between 1987 and 1992, the spatial developments in Arequipa's inner 
city were up to a point influenced by the economic policy of the govern-
ment of President Garcia Perez (1985-1990). In 1986 and the first half 
of 1987, the Peruvian economic growth-rates accelerated and state 
salaries, paid to around 30% of the city's workforce, increased. In spite 
of the adverse economic conditions on a national level since mid-1987 
and with state-salaries resuming their previous negative trend, Arequi-
pa's inner city experienced a resurgence in building activities and 
interest especially during the period 1987 to 199215. How could this 
contradiction develop? 
Due to a national decentralization policy, the official recognition and 
planning of peripheral urban areas had been increasingly delegated to 
the Municipality since 1979 (see also Chapter 4). This, granting munici-
pal authorities more and more room to move independently on this front. 
For example, the Municipality gained substantial financial resources 
through the sale of land, mainly located in the periphery. In 1987, this 
amounted a total of about US $6 million (Guía Départemental de 
Arequipa, 1988, p. 41). 
But as far as the relation between the Municipality and the inner city 
is concerned, and aside from the sale of peripheral land and other 
additional financial resources from the newly introduced Fundos Pro-
vinciales (Provincial Funds), the Ley de Municipalidades in 1985 (Law 
15. In mid-1990, Alberto Fujimori began his Presidency. His abrupt introduction of 
liberal economic policy virtually halted all economic activity for months, a situation 
which improved only very gradually (see also Chapter 3). 
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on Municipalities No. 23853, 1985) was of the utmost importance 
(Rodríguez Rodríguez, n.d, p. 98). 
This law, although slowly gaining in effect, empowered local (and 
regional) planning institutions and governments, allowing them to 
conduct and implement urban policy, increasingly taking over from 
national planning organizations. They used this autonomy to establish 
more decisive policy directed towards the issues and problems of the 
inner city. In Arequipa, this was translated into a policy which was, 
questionably, called an 'upgrading and revitalization' of the inner city by 
its main supporters. 
The policy was personally promoted by Cáceres Velasquez, firstly in 
his function as mayor of Arequipa (1987-1992), and subsequently as 
president of the Provincial Government. Politically he was largely 
independent from national parties, as he was backed by the regionally 
orientated party Frente Nacional de Trabajadores y Campesinos (Na-
tional Front of Farmers and Workers, FNTC), and as mayor he devoted 
much of his energy towards the inner city. He once stated, that his 
object was '... to change [the centre of, dv] Arequipa into the most 
beautiful city: not only of Peru but of the entire Pacific coast' (El 
Pueblo 12-06-1990)16. 
The majority of the investments made by the Municipality in the 
period from 1987 to 1990, totalling some US $12 million17, was spent 
for 'upgrading and revitalization' of the inner city (El Pueblo, 14-08-
1990). The funding of (future) projects in the inner city seemed to be 
guaranteed as most new, larger, municipal construction projects since 
1987 were financed under the system of auto-financiado (self financing, 
El Pueblo, 14-08-1990). In this building exploitation system of public 
construction projects, initial costs were to be largely covered by the sale 
of, for example, shops and offices forming an integral part of the total 
building. This meant that the Municipality began functioning as a private 
property developer and consequently took risks in a period of highly 
16. After being mayor in Juliaca (the second largest city of the department of Puno) 
and then Arequipa, Luis Cáceres Velasquez pursued higher public office. In 1989, he 
was registered as the FNTC's candidate for the 1990 presidential elections of 1990 
(El Pueblo, 13-01-1989). In 1992, as leader of the same party he stood, again 
unsuccessfully, in the municipal elections of Lima. 
17. Total sum over the first 44 months that Cáceres Velasquez was mayor of 
Arequipa (between January 1987 and August 1990). 
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unfavourable economic conditions18. It also meant that a large number 
of the proposed projects concentrated on the economic attractive renewal 
or renovation. Private investment in the inner city, as far as they were 
not already directly integrated with public projects, was actively encour-
aged by the Municipality. 
Therefore, 1987 can be seen as a year in which various financial and 
administrative changes more or less connected to one policy and invest-
ments were guided, for an important part, into the inner city. Hence, 
forming an explanation for the many new construction projects in the 
inner city while overall national conditions got worse. 
Having briefly characterized the origins and financial outlines of the 
inner city 'revitalization and renewal' policy between 1987 and 1992, 
we now take a closer look at the implementation of this policy by the 
Municipality. The strategy used was focused on two main targets. Firstly 
on alleviating inner city problems connected with street vending and, 
secondly, the actual carrying out or completion of new or previously 
planned (public) buildings and attracting private investments. 
Street vending and other informal sector activities, although present 
throughout in the (inner) city, had always been concentrated in the area 
around the market of San Camilo (see Chapter 5). This concentration 
was considered as one of the main factors negatively affecting the 
overall inner city developments. An editorial of a local paper com-
mented: 
'It is evident that no civilized city can justify or permit that its 
18. A construction activity connected to the 'upgrading and revitalization' policy 
was the construction of the 'Terminal Terrestre' (bus terminal). Although not located 
in the inner city but near the Industrial Park (for location see Map 4.3), this project 
was likely to affect the situation especially in the fourth and fifth blocks of Calle 
San Juan de Dios. All transport firms, presently located in this street, were required 
to move to this terminal (El Pueblo, 14-08-1990). The building received the highest 
priority because it would provide relief for the inner city from the enormous number 
of taxis and buses, travelling both to and through it (see also Carpio Muñoz, 1987, 
p. 523). The total investments to construct the terminal were estimated at around 
US$ 3.5 million, part of it to be collected by auto-financiado (El Pueblo, 14-08-
1990). However, a rapid exhaustion of funds, most probably due to cost over-run, 
eventually led to a delay in the construction activities in 1992, but finally in mid-
1993 the construction was finished. The mayor complained frequently about the 
unavailability of (additional) governmental funds and the difficult relation with state-
organisations. 
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core is completely transformed into a market. However, this is 
reality in Arequipa, the second largest city of Peru. Apart from this 
consideration, street vending obstructs the pedestrians and other 
traffic, changes parks and streets into a refuse heap and a public 
latrine, by its concentration increases crimes against patrimony, 
etc.' (El Pueblo 18-07-1987). 
Earlier in the 1980s, relocation of the street vendors to the periphery had 
been considered to be the best option (Comisión Multisectoral, 1984, p. 
41). Only after 1985 were definite measures taken to establish this goal. 
In the years between 1987 and 1992, a 'step-by-step' policy was carried 
out by the Municipality trying to 'free' the inner city from street vend-
ing. In order to reduce the possible locations for the peddlers, street-
hawkers, etc., various public areas in the inner city were, one by one, 
converted into parks or squares, in which street trading was explicitly 
forbidden. 
On two occasions19, between 1987 and 1992, active attempts were 
made to relocate all street vendors to specially appointed areas in the 
periphery. Here special facilities and plots20 had been offered for sale 
to accommodate the informal traders, street vendors, etc. Plans were 
made to completely renovate and upgrade the interior of the Mercado 
San Camilo, and also in the square in front of the market a centro 
commercial21 was constructed. The former prison Siglo XX functioned 
as a temporary location for informal traders and was finally cleared in 
April 1992. As far the relocation of transport companies to the new bus 
terminal was concerned, it was assumed that all street vendors doing 
business at the end of Calle San Juan de Dios, would follow their 
customers to this new (peripheral) site. 
Despite the fact that street vending had been all but removed from 
the inner city in 1992, the 'step-by-step' policy made one thing clear to 
19. June 1988 and June 1990 (El Pueblo, 21-06-1988 and 22-06-1990). 
20. Several Complejos Comerciales (Commercial Complexes) were founded along 
the Avenida Andrés Avelino Cáceres, located near the Industrial Park (Van Toly, 
1993, pp. 66-75). 
21. Costs of this project were estimated at US $ 1 million for a total of 75 shops 
and four kiosks. Individual shops were sold by the Municipality for prices between 
US $5,000 and 13,000 for 6 and 16m2· respectively (El Pueblo 19-10-1990 and 30-
10-1990). 
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every street vendor. Ultimately, with a continuation of the policy, they 
had to choose between relocation to an area outside the inner city or 
formalizing their business, in a building within the inner city. This 
prospect certainly added to the demand for commercial (and small 
storage) space in the inner city. Presently, some 40 'informal' trade 
associations have bought premises in the inner city and are planning or 
constructing shopping and storage facilities in the form of galerías 
comerciales22. 
So, besides freeing the inner city from the undesired informal activ-
ities, the first leg of the policy played a role in increasing the demand 
after commercial space, on its turn improving the economic prospects of 
projects of auto-financiado initiated by the Municipality as well as for 
private investments in construction. 
The most prestigious municipal construction projects, together the 
support of private investments forming the second leg of the 'revitaliza-
tion' of the inner city, were the renovation of 'Plaza España'23 and the 
start of construction work on the 'Centro Cívico'24 on the site of the 
former prison. These two projects are located on adjoining sites in the 
eastern part of the inner city together with a new building for the Court 
of Justice. In the immediate vicinity of these projects private investment 
in office construction has taken place. This was needed to offer room to 
the many lawyers and connected employment that moved with the Court 
of Justice, previously in Calle San Francisco, to this new location. The 
accumulation of (construction) activities resulted in a transformation of 
the area into an administrative pole (see also Chapter 5). Besides these 
construction projects, there were a number of others in the pipeline: the 
transformation of Calle San Agustín into a pedestrian zone, an extension 
22. Information obtained in an interview with Fuentes Fuentes (sse also Chapter 10). 
The first one of these galenas comerciales, that is by an organization of former 
informal traders, was inaugurated 30 November 1979 by the 'Asociación de 
Comerciantes Minoristas de Arequipa'. The association of 94 small traders con-
structed a shopping centre annex storage at Calle Pizarra 410, a site they purchased 
in 1977 (El Pueblo 30-11-79). 
23. The total costs of the renovation of this square were US $44,000 (El Pueblo, 10-
08-1990). 
24. This project, 12 floors high, is as public investments are keep to a minimum also 
for the largest part realized under the system of auto-financiado. It includes, next ω 
public space, the construction of 1,400 (small) shops and 271 (small) offices put up 
for sale (Municipality Arequipa, 1990). 
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of the townhall on Calle Palacio Viejo, improvements in the traffic 
connection between the inner city and the western part of the urban area 
were to be achieved by the proposed construction of new bridge at the 
end of Calle Consuelo. This bridge would supplement the enlargement 
of Puente Bajo Grau (concluded in 1990). 
To give an indication of projects that were planned by individuals or 
property developers in the inner city, the following table is illustrative. 
The facts were collected by the IRCA from the 34 building proposals 
received in the period 1987/88. The proposals were presented to the 
IRCA for approval. 
The category 'others' include public and religious institutions. In no 
less than 75% of the cases, the proposed plan involved total demolition 
of the present buildings. In the few cases of proposed two-fold use, 
housing and commerce, it mostly involves provision of housing space 
only for the owner(s) of the property. 
Just how these plans, like many other projects, would affect the neo-
colonial morphology of the inner city becomes obvious when consider-
ing two additional details. Firstly, the majority of the buildings that were 
to be demolished to make room for the new buildings were built before 
1940, and in most cases before 1900. Secondly, in no less than 40% of 
the cases, the proposed buildings had four and six floors (CAP, 1988, p. 
12). 
Table 8.1 Project presentation by category (1) and proposed use of the premises (2) 
located in the Zona Monumental (in %) 
(1) 
Projects proposed by: 
Individuals 
Commercial Associations 
Others 
% 
67.0 
12.0 
21.0 
100.0 
(2) 
Proposed economic use 
Commerce 
Commerce/housing 
Education 
Parking 
Hotel accommodation 
% 
50.0 
29.0 
12.0 
6.0 
3.0 
100.0 
Source: CAP, 1988, p. 14. 
This was surely not in line with the overall building style of the inner 
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city which, although already ruptured in the former periods, consisted 
mainly of buildings with less than three floors. Besides, not only for the 
privately funded projects but also for the public projects the divergence 
from the traditional building style is noticeable (see Chapter 5 and 11). 
Actually, the 'revitalization and renewal' policy of the Municipality was 
biased on more up-market commercial and administrative activities. This 
imbalance caused a number of conflicts about the developments in the 
inner city between the Municipality and other parties such as architects, 
informal trade organizations and the IRCA. 
Outspoken criticism on the 'revitalization' policy came from the 
College of Architects. They declared the mayor persona non grata along 
with the following statement: 
"... the majority of the works initiated by the Municipality of 
Arequipa are inspired by blind commercialism and are against the 
Monumental Heritage of Arequipa and the well being and security 
of its population' (El Pueblo, 15-03-89). 
There were many conflicts between the Municipality and the street 
vendors. As the latter were relatively well organized in four large 
federations a constant struggle developed between the Municipality and 
various factions (Van Toly, 1993, p. 102). In effect this produced uncer-
tainty among the street vendors and private real estate developers. 
Consequently, the pace of the 'revitalization and upgrading' projects 
initiated by the Municipality was slowed. 
Over the years, the tendency of the biased inner-city 'revitalization 
and renewal' also became an important source of friction between the 
Municipality and the IRCA which was against a thorough 'moderni-
zation' of the inner city. The Municipality depended for a large degree 
on additional private investment to establish and continue the goals it 
had set out concerning the inner-city development. The IRCA, in its role 
as conserver of the inner city, often responded negatively when asked 
for approval of substantial investment and construction plans of the 
private undertakings. Especially when total demolition was called for, 
the institute requested for, at least, partial conservation of the architec-
tural elements it considered most valuable. In addition, changing views 
and ideas on monumental preservation resulted in a rapid growth in 
number of civil monuments within the inner city. In the period from 
1985 to 1991, their number increased from 55 to 226 (IRCA, 30-07-91). 
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In this way, the institute tried to increase its influence on the (new) 
construction-works. The rapid transformation of the inner city probably 
also contributed to this growth. 
The new Urban Master Plan, which the Municipality had been obliged 
to prepare as part of the decentralized responsibilities, was expected to 
be published in 1988. In this plan the main structure and framework of 
(future) urban policy was to be revealed (El Pueblo, 7-06-1986). Mainly 
due to complications, in part resulting from the political pressure from 
the various factions mentioned above, it was never finished. This meant 
in fact, that urban policy including that for the inner city, was largely 
determined and conducted by the Municipality on an ad hoc basis. It 
was not placed in the context of a more integrated view of the develop-
ments of the total urban area. Nor did it benefit from the help and 
advice of professionals on housing and construction from outside the 
Municipality. Moreover, also within the Municipality, views 
unfavourable to the urban 'policy' being conducted were not tolerated. A 
clear example of this was the unannounced closing of the Office of 
Municipal Urban Planning25. The situation on planning resembled that 
in Lima (see Chapter 2). 
8.5.2 Inner-city rental housing between 1987 and 1992 
As we have described above in the period from 1987 to 1992, construc-
tion activities and plans to 'revitalize and upgrade' the inner city 
increased. Most building activities were located in the eastern part of the 
transition zone, although also elsewhere in this zone new construction 
(and demolitions) took place. But this did not greatly affect the total 
number of rental houses, which, as we know, are mostly located in this 
specific zone. 
Only a limited number of rental houses were actually involved in the 
process of transformation, mainly initiated by their private owners (as 
we will describe in Chapter 10). The project 'Nicolás de Piérola' was 
not continued, also leaving the number of tugurios unaffected (see 
Chapter 11). In the parts of the transition zone located to the south of 
the San Camilo market and north of Plaza España there were hardly any 
changes at all. Partly this is corresponding with the uncompleted bus 
25. To our astonishment, but also to that of the employees of the Municipal Planning 
Institute, their total archive was removed and they were assigned new (unrelated) 
duties, without prior notice in June, 1990. 
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terminal (in 1992), which would in any case have only induced changes 
in the fourth and fifth blocks of Calle San Juan de Dios where tugurios 
are largely absent. Also in the most stagnant area of the transition zone, 
the Left Bank, no reduction in rental houses occurred (see Chapter 11). 
There was also no change in the negative influences on the overall 
quality of rental housing. The demand for commercial space in the inner 
city and the long term influence of the low rent revenues, the conserva-
tion policy by the INCA without actual renovation, the overall declining 
economic situation of Peru and finally the 'revitalization and upgrading' 
policy of the inner city including relocation of various branches of the 
informal sector, all negatively affected the physical conditions of the 
rental housing. 
The general outcome of this process of deterioration was depicted in 
Chapter 5, where the specific physical conditions within the tugurios of 
Arequipa's inner city were discussed. 
Receiving no (effective) incentives from either the private sector nor 
from the public sector the total number of tugurios stayed more or 
constant. In fact, this had been true since 1973. 
8.6 Conclusions 
Arequipian tugurios originate from the second part of the nineteenth 
century when the inner city started to undergo several fundamental 
changes that were the result of the new economic position of the city. 
The construction of tugurios por origen and also the evolution of 
tambos and casonas into rental houses, tugurios por proceso, took place 
in this context of specific functional, technical, spatial and demographic 
transformations. This growth of rental housing was solely due to private 
'entrepreneurs' as the local state seemed unconcerned with the housing 
problems of the lower classes. The housing quality of tugurios, which 
seemed to be poor from the start, received little attention from the 
authorities, although the local press frequently mentioned the problems 
with sanitary conditions. 
In the era between 1920 and 1956, the inner city reached its spatial 
limits and underwent deeper fundamental changes. Because of the 
emigration of the elite, the number of casonas increased, whereas 
economic developments like the opening of the San Camilo Market and 
the ongoing industrialization of the Left Bank provoked the construction 
of new tugurios por origen. The local government was especially 
concerned with the expansion and beautification of the city and the 
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rupture of the 'Casa Rosada' complex in the 1940s was the only 'policy' 
that influenced the tugurio stock. 
The earthquakes of 1958 and 1960 provoked an immediate decrease 
in inner-city rental housing, whereas the policy, following these disas-
ters, resulted in a further reduction. Furthermore, the ongoing tertiari-
zation of the area contributed to a gradual reduction of the rental houses. 
Since the 1970s, however, the supply of rental houses has stabilized, due 
jointly to a finalization of the transformations and renovations that 
occurred as immediate result of the earthquakes, a tightening up of rent 
legislation, and changes in investment opportunities. 
Since 1985, pressure upon the rental houses still existing has been 
growing through all kind of projects aiming at a 'revitalization and 
upgrading' of the inner city, although their immediate effects are less 
noticeable. By no means it is the IRCA alone that is slowing down the 
Municipality's 'modernization' of the inner city. The main influences of 
the overall economic situation of Peru described above and the gradual 
exhaustion of the resources of regional institutions and the Municipality 
certainly impressed their mark upon the pace of the developments in the 
period from 1985 to 1992. But despite these forces it was undoubtedly 
true that the inner city witnessed a revival of building activities com-
pared to the situation in the second half of the former period, 1973 to 
1985. However, looking at the rental houses located in the 'transition 
zone' it can be concluded that at least their numbers stayed more or less 
stable. This is certainly not true for the quality of the tugurios. The 
conduct, various policies, projects and other measures taken by all kind 
of parties certainly had a continuing negative influence on the mainten-
ance of these buildings. 
Summarizing, the quantitative and qualitative evolution of rental 
housing in Arequipa's inner city has been gradual in character. Only 
natural causes, the earthquakes, have induced a sudden and rapid change 
in numbers. 
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CHAPTER 9 
TUGURIOS AND RENT LEGISLATION 
By Geert Custers 
9.1 Introduction 
As we described in the previous chapter and is demonstrated in Chapter 
11 there is no structural policy in which tugurios possess a key role nor 
are there urban master plans in which they figure prominently. An 
exception is Peruvian rent legislation which intends to regulate rights 
and obligations of both landlords and tenants in matters such as the level 
of rent and the duration of tenancy. Although these laws cover rental 
housing in general, in the beginning they were primarily directed at 
inner-city rental housing which then (in the 1930s and 1940s) constitu-
ted the most important category of housing for low income groups'. 
In this chapter we analyze Peruvian rent legislation since 1938 and 
the central question is: to what extent were and are these laws to the 
advantage or disadvantage of landlords and tenants? With this analysis 
we also attempt to describe the views of successive national govern-
ments on rental housing and the influence of legislation on quantative 
and qualitative changes to tugurios. The effects of the law which is 
currently in force, Law No. 21938 from 1977, are analyzed in the next 
chapter where we discuss the present ideas and behaviour of Arequipian 
tugurio landlords concerning their property. 
The structure of this chapter is as follows. In Section 9.2 we present 
some remarks on the contents of legislation in developing countries. 
This is followed, in Section 9.3, by an historical analysis of rent legisla-
tion between 1938 and 1968. In Section 9.4 we discuss legal develop-
ments between 1968 and 1991. And finally in Section 9.5 we summarize 
1. Today, low income rental housing constitutes a growing segment of the housing 
market. For example, renting in Lima is expanding to consolidated asentamientos 
humanos. By letting rooms, inhabitants of these neighbourhoods seek to increase 
their incomes in order to be able to finish building their house. The phenomenon of 
an expanding rental market was also discussed by Gilbert (Gilbert, 1989). 
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this discussion and answer the central question. Before proceeding, 
however, we would like make some comments. 
Firstly, as we described in Chapters 2 and 3, the primacy of Lima has 
a multiple (economic, demographic, spatial and political-administrative) 
character. It is no surprise, therefore, that the contents and the develop-
ment of Peruvian rent legislation are based on issues concerning tu-
gurios, their proprietors and inhabitants in the capital. Hence, in explain-
ing the evolution of these laws, we focus upon Lima. 
The second remark concerns history. From 1938 we can distinguish 
three active periods for rent legislation: 1938-1952, 1968-1980 and 
1985-1991. In the first period rental housing stood relatively high on the 
political agenda and 17 laws were enacted2. The military who took 
power in 1968 and governed Peru until 1980, initially made some 
adjustments to the existing legislation, but ultimately presented an all 
encompassing rent law in 1977. In the period from 1985 to 1991, there 
were merely adjustments to this 1977 law. Although between 1952 and 
1968 and between 1980 and 1985 no new laws were enacted, we do 
address these periods as the explanation for this absence sheds light on 
the governments' views on the problems and interests of proprietors and 
tenants. 
Finally, the twofold division in the structure of the chapter (1938-
1968 in Section 9.3 and 1968-1991 in Section 9.4) is motivated by the 
fact that the judicial-political developments in the first part are mainly of 
historical interest, whereas those analyzed in the second part currently 
influence the development of inner-city rental housing. 
9.2 Contents of rent legislation 
Rent legislation is a familiar phenomenon in Latin America and in 
Chapter 2 we demonstrated that cities like Buenos Aires, Mexico City 
and Montevideo have or had some kind of law that regulates or regu-
lated the rental market. The information presented in that chapter also 
suggests at least one common denominator in these laws: the rent 
control aspect of legislation, i.e. control (a 'freeze') on the level of the 
rent prices and regulations for their increase. In his report on rental 
2. This legislation also includes provisions on letting shops and factories and on rent 
prices for houses in rural areas (Bonilla, 1972, pp. 147-148). The periods and the 
number of laws were determined by looking at whether a law was or is intended 
primarily to regulate the urban (inner-city) rental housing market. 
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housing in developing countries for the United Nations Centre for 
Human Settlements (HABITAT), Gilbert demonstrated that rent control 
has been adopted widely in developing countries and mentioned a 
variety of reasons why this is the case. 'They are cheap to introduce; 
they are popular with the tenants who outnumber landlords [by] many 
times; they help to control inflation, both directly by keeping rents low 
and indirectly by discouraging demands for wage increases; and they are 
relatively simple to administer' (Gilbert, 1989, p. 36). Other studies 
confirm the popularity of this kind of policy: 'the adoption of rent 
control has popular appeal' and 'over 50% of the world's urban popula-
tion lives in markets with some sort of rent control' (Marks, 1991, p. 
415; Wadhva, 1991, p. 5). Despite their widespread occurrence, Gilbert 
expressed doubts on whether the controls are 'actually applied in 
practice' (Gilbert, 1989, p. 37). On the one hand he mentioned examples 
in which this was or is the case (Buenos Aires, Sâo Paulo and Mexico 
City), on the other hand 'rent controls seem to have had much less 
impact' in Nigeria and Guyana (Gilbert, 1989, pp. 37-38). Where rent 
controls have been applied, scholars appear to agree on the results. 
Studies mention the decrease in investments in (new) rental houses, the 
lack of repairs and maintenance by the proprietors and the transform-
ation of rental houses into, for example, offices (Malpezzi and Rydell, 
1986, pp. 10-13; Gilbert, 1989, pp. 38-40; Willis et al., 1990, pp. 255-
256; Custers and Vreman, 1991). 
Although the majority of studies point solely to the control aspect, it 
should be noted that many rent laws include more elements. One could 
think of provisions on the duration of leases and the conditions under 
which landlords are allowed to evict tenants (Wadhva, 1991, p. 37). 
Other themes concern the rights and obligations of both landlords and 
tenants like sections on sub-letting, maintenance and repairs and the way 
in which these elements must be included in any lease. 
Hence, it follows that questions raised by Gilbert make up part of the 
discussion: how significant is the control element, what are the other 
issues involved, is the legislation applied and what are the con-
sequences? 
9.3 Peruvian rent legislation from 1938 until 1968 
9.3.1 From 1938 to 1952 
The first relevant law, No. 8765 (October 20, 1938) facilitated the 
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eviction of tenants who had not paid their rent. In order to defend 
landlords against 'irretrievable losses caused by the unreasonable 
duration of lawsuits [to evict tenants, gc]\ legal procedures should 
become faster and easier (Paliza del Carpio, 1975, p. 24)3. When a 
landlord won a lawsuit, the tenants had to vacate their room(s) within 
five days (Paliza del Carpio, 1975, p. 24). They could only avoid 
eviction by paying the outstanding rent immediately. 
Simultaneously with Law No. 8765, Law No. 8766 was enacted. This 
was to protect the tenants: '[The law is intended, gc] to defend the 
middle and lower classes who demanded the attention of the state as 
they had experienced excessive increases in rents of the houses, without 
justification.' This situation had 'severe economic consequences for the 
families' and should be corrected 'defending the public interest' (Paliza 
del Carpio, 1975, p. 21). However, the tone of indignation was not 
reflected in the new law and instead of structurally restricting the rise of 
rents, they were frozen for a period of two years. Another limitation was 
the fact that the law was applied only in the Lima-Callao region, 
although it was common knowledge that tenants in other places such as 
Arequipa were also confronted with towering increases. This was 
confirmed by urban planner Dorich who wrote in 1940 that rents in 
Arequipa had 'increased remarkably' (Dorich, 1945, n.p.). 
In the early 1940s these first attempts to control the levels of rents 
were followed by measures which were more or less adjustments to Law 
No. 8766. A first act (No. 9186 dated October 5, 1940) dictated that 
rents in the department of Arequipa had to be frozen for one year, 
whereas Law No. 9348 (dated February 26, 1941) declared a freeze for 
the whole of Peru for a period of two years. Subsequently, in 1943, Law 
No. 9779 extended this measure for another two years. Through this 
repeated extension of the freeze and by applying this measure to the 
whole of Peru, tenants seemed to be protected at least against exorbitant 
increases. However, Law No. 9186 (1940) also included a clause which 
was to the advantage of the landlord. If a proprietor owned just one 
building which he planned to use as his residence, he was allowed to 
terminate the leases of, and evict the tenants. The 1943 measure required 
that the owner move into the house within 60 days of the tenants 
leaving. If not the owner had to pay a fine, which would serve as 
3. This comment can be placed into context by the fact that a significant number of 
landlords in Lima consisted of affluent institutions like the Catholic Church and 
wealthy families like the Prado clan (see Chapter 2 and Section 9.3.2). 
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compensation for evicted tenants (Paliza del Carpio, 1975, p. 22). 
Law No. 10222 (dated August 23, 1945), is interesting for several 
reasons. Firstly, some provisions from previous laws are also featured in 
this one, the freeze being the most important. Secondly, new clauses 
included other aspects of renting and were to the advantage of the 
tenants. For example, lawsuits concerning termination of leases and 
evictions had to be suspended, except in those cases where tenants had 
not paid their rents (Law No. 8765) or where the reconstruction of a 
building was necessary. The necessity of reconstruction was to be 
determined by the municipality. Improvement of hygiene in the tugurio 
and the guarantee that the new building would be extended, were the 
most important conditions. Especially the last requirement, which in fact 
prohibited a functional transformation of the building, leads to the 
conclusion that Law No. 10222 gave priority to the interests of the 
tenants. The importance attached by the government to rent legislation, 
also appeared from the intention to enact an 'all encompassing law on 
rents within 60 days' of enacting Law No. 10222 (Bonilla, 1972, pp. 11-
12). 
An explanation for these pro-tenant attitudes and the promise of an all 
encompassing rent law can be found in the Peruvian political scene in 
the mid-forties (see also Chapter 3). After long being illegal, the social-
democratic party, Alianza Popular Revolucionaria Americana (American 
Popular Revolutionary Alliance, APRA) participated in the elections in 
1945 as a part of the National Democratic Front4. The elections were a 
victory for APRA: of the 46 senators elected, 20 were Apristas, while in 
the House of Representatives APRA won 58 of the 132 seats (Rojas 
Samanez, 1988, p. 153). Apristas also received three posts in the new 
cabinet, among them the department of Fomento y Obras Públicas 
(Development and Public Works) which included the Office of Urban 
4. The social-democratic party APRA was founded in 1924 by Víctor Raúl Haya de 
la Torre and is one of the oldest grass roots, reform oriented parties in Latin 
America (Rojas Samanez, 1988, p. 147). In 1931 the party was outlawed and until 
1945 APRA was active underground. In the elections the National Democratic Front 
(founded the same year in Arequipa) permitted the participation of the social-
democrats in their group. 
The key aims of APRA were drafted at its first National Congress in 1931. One of 
them read as follows: '...to guarantee the life, the health, the moral and material well 
being, the education, the liberty, the economic emancipation of the working classes' 
(quoted in Rojas Samanez, 1988, p. 166). In 1985, Alan Garcia Perez became the 
first APRA-president. 
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Planning (see Chapter 3). As a result of this political position, the 
Apristas were able to promote some of their reformist ideas, including 
proposals for solving urban problems like rental housing. 
However, rapid changes in the political atmosphere (see note 5) 
prevented the enactment of an all encompassing rent law. Measures were 
limited to an extension of Law No. 9186 (a person who possessed only 
one building could terminate the contracts with his tenants and evict 
them) and Law No. 10222 (suspending lawsuits concerning evictions 
with the two exceptions mentioned above). The requirements for termi-
nations and evictions were tightened up in a Decree on December 13, 
1947. In a comment it said: '[one] could observe...abuses on the part of 
property owners who, in many cases, evicted tenants for purely financial 
motives' (Bonilla, 1972, pp. 17). Popular complaints resulted in new 
measures which allowed landlords to start a lawsuit against only one 
tenant at a time, whereas a request for the reconstruction of a building 
had to be accompanied by plans and official application forms to the 
municipality (Bonilla, 1972, p. 17). These adjustments seemed to have 
had little effect as on May 5, 1948 an additional regulation made it 
possible to fine landlords who did not observe these new measures. 
The acts were repeated and tightened up in the first weeks of rule by 
the new government of Manuel Odria5. Law No. 10895 was enacted 
and stated that the working class had a right 'to live in peace' in a 
secure residence (November 4, 1948 and November 16, 1948). It was 
also observed that tenants were confronted with a great number of law-
suits and for the second time a new all encompassing rent law was 
promised. But, again, because of the social and political circumstances 
this promise was not fulfilled (see the next section). The three laws that 
were issued between 1949 and 1952 were merely repetitions of existing 
legislation. 
Looking at the actual impact of rent legislation between 1938 and 1952, 
we can draw the following conclusions. The commentaries accompany-
5. The era between 1945 and 1947 was a period of intensive political mobilization 
by APRA. Political activities were accompanied by violence, 'much of which 
appeared to be attributable to APRA' (Collier, 1976, p. 56). When General Manuel 
Odria became member of the cabinet, he was to be the centre of anti-APRA 
sentiment. After a quickly suppressed attempted military coup by (a faction of) the 
social-democrats, president Bustamente y Rivero outlawed the party. At the end of 
October 1948 General Odria took power by coup and assumed the presidency 
(Collier, 1976, p. 57; Rojas Samanez, 1988, pp. 157-159). 
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ing the various laws demonstrated a political concern about high rents 
and tenant evictions. Legislation was intended to improve this situation 
and therefore can be looked on as 'pro-tenant'. 
The considerable number of adjustments and new laws, however, 
pointed to the limited effectiveness of the existing legislation: many 
landlords violated the rules. This was confirmed by discussions with 
former tugurio inhabitants in Lima (Collier, 1976, pp. 23-24). For 
example, 58% of those questioned, stated that they had left the inner 
city because of the high rents, whereas 29% of the leaders of invasion 
neighbourhoods reported that members of their group were evicted from 
houses in the inner city. One should also bear in mind that Law No. 
8765 (from 1938, which allowed eviction when tenants had not paid 
their rent) still applied and that although some other laws put limits on 
evictions they were not entirely prohibited. Sometimes these evictions 
had a radical character: Two cases were settled 'when an extended 
dispute over an eviction from an inner-city slum ended in a suspiciously 
timed fire that made it easier to force the families to leave' (Collier, 
1976, p. 36). 
On the other hand, legislation seemed to have some effect. Firstly, 
particularly after Law No. 10222, rents rose less than before, something 
which can be concluded by comparing total costs of living with the 
costs of housing including renting. Kross, for example, demonstrated 
that during the 1950s the total costs of living increased about 4.5 times 
whereas the costs of housing (increased only) about 2.5 times (Kross, 
1992, p. 88). Although specific reports on the matter are absent, the 
smaller revenues certainly caused landlords to decrease investments (if 
there were any) in the repair and maintenance of tugurios. Consequently, 
the housing conditions, that were poor from the beginning, further 
deteriorated (Kross, 1992, p. 93, see also Grompone et al., 1983, pp. 58-
59 and Chapter 2). This dilapidation was aggravated by the fact that 
landlords, in order to regain some of the lost revenue, further subdivided 
their properties in order to accommodate more tenants. Secondly, 
although the middle and higher class households leaving the inner city 
still converted their residences into tugurios por proceso, from the end 
of the 1940s, the construction of new tugurios por origen dropped 
significantly (Kross, 1992, pp. 92-93). Apparently, rental housing was no 
longer a lucrative business and the private sector increasingly invested 
its capital in other activities. It should be noted here that the construc-
tion sector not only reacted to the rent legislation, but also to increasing 
opportunities elsewhere, for example in the urban periphery and in high 
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class suburbs (see Chapter 2). 
9.3.2 From 1952 to 1968 
After 1952, politicians lost sight of (inner-city) rental housing for more 
than 15 years and an all encompassing rent law was no longer men-
tioned. In this section we attempt to explain the absence of any new 
legislation between 1952 and 1968. 
As we have already stated, Lima's primacy is reflected in government 
and thus, national policies on issues concerning low income housing also 
find their origins in the local problems of the capital (see Chapter 3). 
From the 1950s, the capital's population increased explosively and the 
expansion of peripheral neighbourhoods, called barriadas until 1968, 
was spectacular (see Chapter 2). In his research on barriadas. Matos 
Mar found that between 1924 and 1949, 24 of these neighbourhoods had 
been founded (Matos Mar, 1977, p. 33). Over the next seven years, 
however, the number of barriadas increased by 29 and from 1957 to 
1968, 45 were established. 
This new phenomenon received much attention from national politi-
cians (see also Chapters 2 and 3). Many of the problems connected to 
the barriadas were new and the increasing number of people who were 
confronted with these problems constituted an enormous reservoir of 
public support for politicians. Besides, '...public policy toward settle-
ments [was being] used as a means of linking the urban poor to the state 
in a way that is viewed as constructive, rather than disruptive, by the 
government' (Collier, 1976, p. 37). In this way the occurrence of 'radi-
cal political alternatives' was avoided (Collier, 1976, p. 38). 
All in all, as a result of these urban developments and their political 
implications, inner-city rental housing disappeared from the state's 
agenda. In the 1952-1968 era, political attention for low income housing 
was almost exclusively directed at ownership in the periphery. 
The growth of the peripheral neighbourhoods was not the only factor 
responsible for the absence of new rent legislation. The individual and 
professional backgrounds and views of the presidents who governed 
Peru between 1952 and 1968 (Odria until 1956, Prado 1956-1962 and 
Belaunde 1963-1968) as well as the socio-economic composition of their 
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supporters, also form part of the explanation for the shift in urban 
politics6. 
In 1952 General Manuel Odría took power because a large proportion 
of the Peruvian elite wished to end both APRA's political power and the 
political violence that had afflicted Peru since the mid-forties (see also 
notes 4 and 5). Besides, there was a long tradition of enmity between 
APRA and the military (see also Chapter 3). 
By organizing labourers in unions, the social-democrats had created a 
solid base of popular support. Opposing this mobilization, Odría 
attempted to gain backing among the population of barriadas and, 
consequently, during his dictatorship there was '...active government 
involvement in settlement formation' (Collier, 1976, p. 59). In his re-
search of 18 settlements formed during the Odría presidency, Collier 
discovered that 'there were four cases of public authorization before 
occupation of the land, six cases of informal authorization before the 
occupation, two cases of informal intervention after the occupation, and 
two more with some suggestion of government involvement but incom-
plete information. One invasion was sponsored by the opposition to 
Odría, and there were only three cases in which there was no apparent 
political involvement' (Collier, 1976, p. 59). Odría's policy was based 
on these large groups of new, poor, city dwellers who came from the 
rural areas and needed adequate housing. From this point of view, 
tenants in the inner city, a relatively decreasing section of the urban 
poor, were of little importance to the military dictator. 
Manuel Prado had already been president from 1939 until 1945 and 
had endorsed the rent laws issued in that period. The fact that he neither 
endorsed nor drafted any new rent laws during his second presidency, is 
no cause for surprise. From the end of the nineteenth century the Prado 
family had established an economic empire which was active in banking, 
insurance, agriculture, transport and the exploitation of oil (Portocarrero 
Suárez, 1986, pp. 121-146). In the 1940s, however, the family also 
became active in property development, construction and real estate, and 
of the nine businesses that they founded between 1940 and 1949, six 
6. The elections of 1962 failed to produce a clear victory for any of the three 
leading important presidential candidates. The political turmoil that followed, ended 
in a military coup. In June 1963, free elections were held and Fernando Belaunde 
Terry was elected president (Rojas Samanez, 1988, p. 118). 
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were active in this field7. These new activities also included the con-
struction of tugurios in Liman districts like La Victoria and Breña (see 
also Chapter 2). Literature does not elaborate on the significance of the 
construction companies within the Prado empire nor about the presi-
dent's opinions on rent legislation. On the one hand, it is quite plausible 
that the new sources of income discouraged Manuel Prado from support-
ing new legislation or initiating policy that would force owners to fully 
honour the laws already existing. On the other hand, new laws would 
have only hampered those proprietors who planned to replace tugurios 
by other functions. Collier even concluded that the 'Prado government 
also encouraged the formation of new settlements as a means of making 
it easier to evict residents from inner-city slums' (Collier, 1976, p. 73). 
And further on he asserted that it appears that Ciudad de Dios (a Liman 
peripheral neighbourhood founded in 1954) was used partly as a means 
of getting the residents out of certain inner-city slum areas owned by the 
Prado family. In one case during the Prado period, the government 
permitted the establishment of a new settlement in order to facilitate to 
demolish a tugurio in favour of a new hospital' (Collier, 1976, p. 73)8. 
In short, Prado himself did not have any interest in regulations 
concerning the level of rents nor in severe restrictions on evictions. 
As founder and editor-in-chief of the journal El Arquitecto Peruano 
and as a teacher and researcher at the Universidad Católica in Lima, the 
architect Fernando Belaunde Terry had regularly been involved in inner-
city rental housing and legislation had also caught his attention (see 
Chapter 2). The liberal opinions of the president-to-be had already been 
expressed in August 1944 when he had postulated that the central 
problem of housing was the insufficient supply of dwellings, especially 
those intended for low income groups. According to the architect this 
deficit could not be solved by freezing rents, an opinion he illustrated by 
a comparison: 'With the best of intentions some years ago Peru was 
exposed to the great error of freezing the price of meat. Without any 
doubt the people felt good about this measure, but one cannot ignore 
[...] that it caused a decrease in the supply of meat, with the ultimate 
result that people feel hungry now' (Belaunde Terry, 1944a, n.p.). An 
7. Between 1950 and 1959 the Prado's founded 21 enterprises, eight of which were 
involved in construction and related activities, and between 1960 and 1970 this was 
five of 14 new companies. The leftist military who took power in 1968, dismantled 
the Prado-empire (Portocarrero Suárez, 1986, p. 131; Anaya, 1990, pp. 59-60). 
8. Demolitions in Lima's inner city were limited as we described in Chapter 2. 
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integral, powerful, law that controlled rents and the behaviour of the 
landlords could have the same effect. According to Belaunde, the only 
solution to the housing shortage was a large scale construction pro-
gramme, a policy that would also provide stimulus to the private sec-
tor9. During his first presidency from 1963 to 1968, Belaunde's liberal 
view on rent laws, i.e. no rent laws, had not changed. However, his 
interest in constructing housing for low income groups had diminished, 
something which can be attributed to two factors. Firstly, Belaunde 
thought that the main source of the explosive demographic and spatial 
increase of Lima (and the tremendous problems that resulted from this 
expansion) was to be found in migration from rural areas. In his opin-
ion, 'positive' urban policy on low income housing, for example rent 
laws, would only produce a continuation of and even stimulate rural-
urban migration and thus result in more urban growth. He therefore 
advocated regional policy intended to improve economic and social 
structures in the sierra and selva. This was to discourage people from 
leaving the country for the cities. Secondly, the core of Belaunde's 
political support was to be found among the urban middle and upper 
middle classes. Many tugurio owners belonged to this stratum of society 
and by introducing a more effective and restrictive rent legislation, 
Belaunde would only antagonise these supporters. The close relationship 
between the architect-president and this part of Peruvian society became 
obvious when several tugurios in the Liman district of Jesús María were 
demolished in favour of a housing project for middle class families. The 
evicted tenants were relocated to the periphery (Collier, 1976, p. 89)10. 
In summary, the explosive increase of peripheral neighbourhoods in 
Lima and the political situation, illustrated here by a brief discussion of 
the presidents who governed Peru in the 1950s and 1960s, determined 
housing policy. Political attention for housing shifted from renting in the 
9. During this discussion, Belaunde repeatedly stressed that he had no personal 
interest in rental housing whatsoever (Belaunde Terry, 1944, n.p.). 
10. At the end of Belaunde's presidency, on August 9, 1968 a decree stressed the 
fact that Law No. 8765 still remained in force and stated that if rents had not been 
increased in the last 10 years, the landlord should be paid financial compensation by 
the tenant. This 'fine' should be settled in (monthly) instalments, together with the 
rent payments. If a tenant did not fulfil this obligation, they could be evicted by the 
landlord (Bonilla, 1972, pp. 43-44). 
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inner city to ownership and its connected problems in the periphery". 
9.3.3 Conclusion 
The failure to apply the laws enacted up until 1952 and the absence of 
any new laws between 1952 and 1968, leads to the conclusion that 
legislation only partially accomplished its goals. In Lima, restrictions 
concerning the level of rents and eviction were violated, whereas when 
the rent controls were honoured, the diminishing returns ultimately 
resulted in a (further) deterioration of tugurios. The lack of political 
attention for inner-city rental housing in the second period also indicates 
a failure to enforce the existing laws. In fact, concern for inner-city 
rental housing was almost completely absent (see Chapter 2). 
There exists little information about the influence of rent legislation 
on tugurios in Arequipa; newspapers, studies on the developments of the 
city and the urban masterplans of the time did not refer to it. However, 
as landlords and authorities in Arequipa were acting in the same politi-
cal context as their counterparts in Lima, it is safe to assert that the 
effects of rent legislation did not differ from the capital. The only 
available specific information, however, points to an application of the 
rent control aspect of legislation. In Chapter 8 we described a case 
where a landlord complained about the low rents. 
We do not know of any forced evictions or of any still (too) high rent 
levels as in Lima. It seems likely, however, that after the earthquakes of 
1958 and 1960 proprietors whose tugurio was demolished and who 
constructed a new building without accommodating the former tenants, 
did so without the consent of the Municipality as dictated by Law No. 
10222. Many tenants had fled to the periphery or other tugurios and the 
authorities were largely occupied with other repercussions of the disaster 
and were possibly not concerned with enforcing a law that would only 
hamper the reconstruction of the inner city (like in Mexico City). 
Anyway, as we described in the last chapter, low rent revenues were a 
decisive factor in the ongoing tertiarization of the inner city. 
11. In 1967 and 1968, however, the Municipalities of Lima and Callao conducted 
large scale research on tugurios in the districts of Breña and La Victoria and in the 
Municipality of Callao. The report on La Victoria was used by the military govern-
ment who started a renovation project in a neighbourhood of this district (see 
Chapter 2). 
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9.4 Rent legislation from 1968 until 1991 
9.4.1 From 1968 to 1980 
The reformist military who took power in 1968, paid much attention to 
urban problems in general and housing issues in particular. This concern 
was apparent from the first Five Year Plan, the so called 'Plan Inca', 
which was published in 1971. 'The majority of the population lives in 
sub-human conditions, occupying unhealthy dwellings, without comfort 
or security', it said and the aim was 'to give to all Peruvian families a 
home that will be satisfactory' (Portugal Alvarez, 1980, p. 39). This 
concern for housing also included tugurios and one of the first measures 
concerned a law that favoured the expropriation of, among others 
prperties, tugurios by the state. Another fwgimo-related policy was the 
introduction of a number of social housing projects in the Liman district 
of La Victoria (see Chapter 2). 
In 1970 the military government enacted its first rent law. There were 
many cases of owners having cancelled their tenants' leases and 
subsequently evicted them, promising that the existing tugurio would be 
replaced by a building with more rooms (Law No. 10222). According to 
the government, however, something else occurred: following eviction of 
the tenants, landlords demolished the tugurio and subsequently built an 
office building or shopping-centre or simply left the building unoccupied 
(for speculation) and accepted the fines. A regulation dated August 31, 
1970 increased those fines, in the expectation that from then on, owners 
would honour the rules. 
According to Portugal Alvarez, pressure from architects, sociologists 
and planners caused the enactment of Law No. 21168 June 1975 (Portu-
gal Alvarez, 1980, p. 40). Awaiting an all encompassing rent law, this 
measure prohibited all subsequent evictions. 
In August 1975 the reformist government of General Velasco Alvarado 
was overthrown by a group of more conservative officers headed by 
General Morales Bermúdez (see Chapter 3). This did not mean, how-
ever, a complete termination of the progressive policy that had been 
begun in 196812. Evidence is Rent Law No. 21938 which was enacted 
12. On the other hand, however, it should be remembered that the mid-1970s saw a 
sharp worsening of the socio-economic conditions in Peru (see Chapter 3). New 
foreign loans did not materialize, social unrest rose and in this context, the enact-
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on September 20, 1977 and is still valid. 
According to the Ministry of Housing and Construction, existing 
legislation had failed to stabilize and guarantee a balanced (legal) 
relationship between landlords and tenants. Therefore, the principal 
objective of Law No. 21938 was stated as to 'harmonize the rights of 
landlords and tenants, securing the social function of the property and 
avoiding speculation with rents'13 (Law No. 21938, 1977, p. 55). What 
are the specific objectives of the law and have they been achieved? 
Firstly, one article guarantees a home for tenants as it determines that 
lease agreements are indefinite. Only if a proprietor has just one house, 
and is able to prove that they need the property themself within a given 
period, a lease can be of limited duration. Clauses were also drafted for 
the case in which a tenant wants to end the lease: the landlord must be 
given at least one months notice with the notice being accompanied by a 
letter signed by a public notary. 
A second group of articles concerns rents. The level should be based 
upon the value of the property as expressed in the autovaluo. In Peru the 
autovaluo is levied by the local authorities and its level is determined 
by: a) the value of the land on which the building is built (the m2 price, 
depending on the location within the city, is established by the Munici-
pality); b) the physical state of the building (including the quality of 
walls, roofs, floors, windows, sanitary services and electricity); c) 
depreciation of the building. The level of the rents should be determined 
by taking 10% of the resulting autovaluo and dividing this by 12 
(months). When renting one or two rooms in a building (like tugurios), 
tenants pay a corresponding proportion of the total. Only once every 
three years are rents allowed to change, according to a re-valuation of 
the property14. As this measure safeguards tenants against unexpected 
or unreasonable increases of rent, which they cannot possibly afford, it 
ment of a new law also was an 'economical' way to regain something of the initial 
popularity of the military. 
13. With the enactment of Law No. 21938, all laws mentioned in Section 9.3.1 and 
the ones enacted during the first half of the 1970s, were abolished. 
14. However, in case where the amount paid was less than the amount resulting 
from this calculation, the landlord was permitted to increase the rents annually by 
30% until the level, determined by the autovaluo, had been reached (see Table 9.2). 
If the rents were too high, from January 1, 1978 they had to be reduced to this level 
immediately (Law No. 21938, 1977, pp. 43-44). 
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also contributes to their security. 
A third set of articles concern the circumstances under which a 
landlord can cancel a lease and evict the tenants, a theme which also 
was part of earlier laws, for example, Law No. 10222 from 1945. A 
proprietor is allowed to evict tenants if they have not paid the rent for 
'the last two months and 15 days', have made changes to the rooms 
without asking for permission or have 'behaved in a way, or permitted 
[...] behaviour which destroys order, moral or good customs' (Law No. 
21938, 1977, p. 45). The lease can also be cancelled if the landlord 
intends to occupy (live in) the entire building, if the tugurio has to be 
demolished for another function in accordance with zoning regulations 
or if the building is either uninhabitable or has to be renovated. 
A fourth set of articles which should be mentioned, concern two 
special obligations for the landlord. When a building has been recon-
structed as referred to above, the landlord is obliged to give preference 
to former tenants who may want to rent rooms in the renovated tugurio. 
If a proprietor wants to sell a building, the former tenants have to be 
given first option. If the owner does not honour this measure, the tenants 
can start a lawsuit. The legal term for this measure is 'Derecho de 
Retracto' (Right of Appeal) which states: 'Before the landlord sells a 
house which is rented, they have to offer it for sale to the tenant(s), 
specifying the price and the way in which it has to be paid. If, within 60 
days, the tenants do not accept the offer, they have lost the option to 
buy the house' (Discussions with lawyer Oscar Gamica, August, 1991). 
Finally, the law and the accompanying regulations indicate obligations 
and prohibitions for both parties, such as the maintenance of the build-
ing (landlords) and the prohibition to sublet (tenants). 
The municipalities play an important part in these regulations. For 
example, they have to decide if a landlord is permitted to change the 
function of the building; in Chapter 10 we describe how the Arequipian 
authorities regularly make use of this possibility. 
Law No. 21938 can be conceived of as an all encompassing rent law 
that combines many elements of earlier legislation and the question is 
how can we judge the law, looking at it from the point of view of the 
parties concerned? 
The unlimited duration of the leases is undeniably an element to the 
advantage of tenants because it protects them against arbitrary evictions. 
This clause, however, is limited by a range of situations in which the 
landlords are allowed to evict their tenants. 
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Rents and their increases are structurally determined: there is no need 
for regular adjustments in order to prolong the existing law. The possi-
bilities for landlords to arbitrarily increase rents are very limited, where-
as tenants have at hand an instrument with which they can challenge any 
rent increase that is not based on the level of the autovaluo. 
The advantages enjoyed by the tenant (first option of purchase and 
priority for renting rooms again after reconstruction) enhance the 
stability of rented accommodation. 
To a great extent the law is pro-tenant because it '[constitutes] a 
brake on the speculation with housing in general and with deteriorated 
housing in particular...' (Portugal Alvarez, 1980, p. 42). The question as 
to whether it is actually applied is answered specifically for Arequipa in 
the next chapter. On the national front, however, protests arose against 
the law. 
9.4.2 From 1980 to 1985 
With Fernando Belaunde Terry's election to president in 1980, Peru 
returned to democracy. The architect's second government was to be 
another period without rent legislation. However, now there was one 
significant difference with Belaunde's first presidency: Law No. 21938. 
The 1977 Law caused discontent both in the M VC and in parliament. 
As we described in Chapter 2, INADUR (a part of the MVC, per-
formed a study on the Liman tugurio neighbourhood Monserrate. Their 
report not only presented a clear description of this inner-city area but 
also attempted to explain the process of deterioration. In one section 
INADUR evaluated the role of rent laws and concluded that the existing 
legislation was very confusing: 'The legislation on tenancy is complex 
and contradictive, up to the point that it disorients even lawyers and 
judges. The Supreme Court has even given interpretations to cases 
which changes the meaning of the law' (INADUR, 1983, p. 41; also 
Chapter 2; Custers, 1992). Furthermore, INADUR considered the control 
on the level of the rents 'ridiculous' and stated that 'rent controls 
together with Peru's accelerating inflation, which started in 1975, have 
resulted in "refuge-price" for some rents' (INADUR, 1983, p. 42). 
According to INADUR, rents were so low, that people without any other 
possibility choose the cheapest form of housing: renting in the inner 
city. In another passage they stated: 'Also, the ridiculously low rents 
have greatly magnified the process of deterioration, which was signifi-
cant enough anyway...' (INADUR, 1983, p. 42). 
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Objections and criticisms also came from legislators. In September 
1981 .a group of members of parliament from Belaunde's right wing 
party proposed a new law. In a motivating text accompanying the 
proposal, the representatives pointed to the results of the laws which had 
been enacted up until then: '[the laws have caused] a severe decrease in 
the construction of houses and other buildings intended for letting...' (El 
Peruano, 7-1-1988, p. 13). Laws were therefore responsible for a part of 
the 'serious deficit' of housing. Moreover, according to the representa-
tives, the existing legislation is one of the factors that causes the deterio-
ration of the inner cities as the low rents stimulate migration to, and thus 
overuse of the cheap rental houses. The growing inflation which was 
afflicting the country added to these 'negative effects' (El Peruano, 7-1-
1988, p. 42). The only solution to this situation was to be found in the 
'construction of houses and, particularly, of rent housing' (El Peruano, 
7-1-1988, p. 42). The liberal ideas of Belaunde, which he had first 
expressed in the 1940s, seemed to have an important influence on his 
party's points of view and although his ideas on rent legislation (no 
legislation) were not entirely shared, the aims of the proposed law 
largely corresponded to Belaunde's philosophy. In order to secure 
investments in the construction of rental houses, the laws ('rules of the 
game' as their authors called them) should provide security for owners 
and builders. Parliament did not pass the law and after this failure, no 
more attempts to create new rent legislation were made. The second half 
of the 1980s, however, were to see growing discontent with Law No. 
21938. 
9.4.3 From 1985 to 1991 
During the government of APRA-president Alan Garcia (from 1985 to 
1990) 'new laws' were merely adjustments to Law No. 21938. 
Within the APRA there were various ideas on rent legislation. The 
industrialist and prominent APRA member Abel Salinas made the 
following comment on rent laws: '...as a solution or as an answer to the 
housing problem they are actions of demagogy, and will not solve 
anything...' (Salinas, 1985, p. 12). A distinct opinion came from Luis 
Bedoya, the first Minister of Housing and Construction under Garcia. He 
announced that any new law that should be equally fair to landlords and 
tenants (Bedoya, 1985, pp. A-H). 
This intention underlies the fact that dissatisfaction with Law No. 
21938 was now common among members of parliament and although no 
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new legislation was endorsed, there were three proposals for new rent 
laws. Firstly, in 1985, Belaunde's party presented an updated version of 
the September 1981 proposal in which they focused on improving the 
situation for landlords. A second proposition was drafted in 1986 by 
Izquierda Unida (United Left, IU) and emphasized the level and 
increases of rents. Law No. 21938 had not taken into account 'the rapid 
process of inflation that had already started in that period [when it was 
enacted]'. This resulted in very low rents (El Peruano, 7-1-1988, p. 4). 
The IU also pointed to the negative effects on the supply of rent hous-
ing. Their criticisms were the foundations for a proposal in which they 
concentrated on the interests of the tenants. 
Neither of the two propositions found sufficient support in parliament 
and as a result of discussions in, among other places, the parliamentary 
commissions of housing they were combined into one. In 1989, the new 
law was approved by parliament and sent to president Garcia for ratifi-
cation. Garcia, however, refused to ratify the law because he had 
insurmountable objections to a clause which ruled that leases could have 
a maximum duration of three years. His veto meant the end of the 
efforts to make a new rent law during the APRA-government and thus, 
Law No. 21938 remained in force. 
Inflation in Peru had indeed severely increased and resulted in adjust-
ments to Law No. 21938 (INEI, 1991, p. 10). From January 1, 1987 10 
minor decrees permitted certain increases in rents. 
We present these adjustments in Table 9.1. In order to give an 
indication of the actual effects of the measures, we also present the rates 
of inflation in the period between two permitted increases. As can be 
seen, from the beginning the adjustments lagged behind the general 
consumer prise increases. Especially in 1989 and 1990, inflation reached 
towering heights and the real value of rent revenues decreased enor-
mously. In the next Chapter we look at the actual results of this devel-
opment for Arequipian landlords. 
Table 9.1 Permitted rent increases and inflation from 1977 to 1990 
Date Increase1 Date Inflation2 
% % 
1-01-1978 30.00 in 1977 32.4 
1-01-1979 30.00 in 1978 73.7 
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1-01-1980 
1-01-1981 
1-01-1982 
1-01-1983 
1-01-1984 
1-01-1985 
1-01-1986 
1-01-1987 
1-01-1987 
1-02-1987 
1-03-1987 
1-08-1987 
1-01-1988 
1-03-1988 
1-09-1988 
1-11-1988 
1-01-1989 
1-04-1989 
1-07-1989 
1-01-1990 
1-04-1990 
1-07-1990 
30.00 
30.00 
30.00 
30.00 
30.00 
30.00 
30.00 
30.00 
10.00 
5.00 
5.00 
15.00 
30.00 
10.00 
40.00 
100.00 
30.00 
39.62 
27.05 
30.00 
21.48 
24.94 
in 1979 
in 1980 
in 1981 
in 1982 
in 1983 
in 1984 
in 1985 
in 1986 
in Jan. 1987 
in Feb. 1987 
in March-Jul) '87 
in August-Dec. '87 
in Jan.-Feb. ' 
in Mar.-Aug. 
in Sept.-Oct. 
in Nov.-Dec. 
in Jan.-March 
in Apr.-June 
in July-Dec. ' 
in Jan.-March 
in April-Jun. 
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'88 
'88 
'88 
'89 
89 
89 
'90 
'90 
66.7 
60.8 
72.7 
72.9 
125.1 
111.5 
158.3 
62.9 
76.6 
5.6 
33.5 
42.9 
26.1 
171.8 
201.0 
69.1 
198.1 
135.5 
310.5 
107.4 
124.8 
Notes: 
a. Inflation rates (consumer prices) are based on the situation in Lima (conditions in 
Arequipa hardly differed). 
b. The increases of 1-4-1989, 1-7-1989, 1-4-1990 and 1-7-1990 are 20% of the 
inflation in the trimester before (as permitted by the decrees issued in this period). 
с The table represents a situation in which in 1977 the tenants were paying much 
less than the legal rent, based on the autovaluo. In this case the rent could have been 
raised annually by 30%, until the correct level was reached (see also note 13). 
Sources: 
1. Several rent laws; El Expresso, 16-2-1991. 2. ΓΝΕΙ, July, 1991. 
The effects of inflation were also recognized by the government of 
Alberto Fujimori who was elected president in 1990. Consequently, in 
December of the same year the MVC enacted Law No. 030-90-VC in 
which the permitted increase was structurally established, taking infla­
tion into account. Again (as in Law No. 21938) the value of the building 
as expressed in terms of the autovaluo, was the basis of the formula. On 
the first of January of each year this autovaluo should be adjusted to the 
accumulated inflation of the previous year, dividing the result by 120 to 
calculate the monthly rent. Application of the law would mean a signifi­
cant increase in rents, especially when compared to the 10 adjustments 
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made in the 1987-1990 period. As we finished our fieldwork in Novem-
ber 1990 we were not able to question the tenants on the actual rents 
and on the application of the new law. However, conversations with a 
lawyer, specialized in housing problems and with urban planners from 
the UNSA, suggested that the increases were generally not applied in 
Arequipian tugurios. According to our informants, many tenants did not 
pay more simply because they could not, and landlords had not started 
any lawsuits in order to force tenants to pay (Conversations with lawyer 
Carlos Gamica, August 1991). In the next chapter we will elaborate on 
why the new measure is applied so sparingly. 
9.4.4 Law No. 21938 and tugurio inhabitants 
After evaluating the reactions of experts (INADUR) and politicians to 
Law No. 21938, we are left with the question as to how the tugurio 
inhabitants see the existing legislation. Summarizing the information 
given in Chapter 7, we could conclude the following. 
On the one hand, in evaluating their housing conditions, respondents 
rarely referred to the rent legislation. It was mentioned neither in their 
reasons for dissatisfaction (Table 7.1), nor in their reasons for satisfac-
tion (Table 7.2). In the second case, even 'low rents' (a consequence of 
No. 21938) were only of limited importance. The main reasons had no 
direct relation with legislation. On the other hand, we saw that the 
principal activity of a limited number of organizations (Table 7.4) was 
the 'protection of tenants'. These activities consisted mainly of lawsuits 
that a group of tenants had started against the landlord who had sold 
their building to a third party, a (supposed) violation of the right to 
appeal. Other activities did not refer to the law, and in no case, had the 
inhabitants organized, for example, in order to force the owner to 
improve the services or the physical condition of the building (see also 
next chapter). 
In short, tenants only explicitly refer to Law No. 21938 when their 
accommodation in the inner city is threatened. Two clear consequences 
of the law, low rents and a deterioration of building, were hardly 
mentioned by the respondents. 
9.4.5 Conclusion 
Despite the clear formulation of the aims and articles of Law No. 21938 
and its initial support, the 1980s saw growing discontent with this 'all 
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encompassing rent law'. Mounting inflation was one of the main causes 
of increasing rejection by researchers and politicians, from both the left 
and the right. New legislation was not approved and adjustments were 
made in an attempt to compensate the loss of income experienced by the 
landlords. Tugurio inhabitants rarely mentioned the law when evaluating 
their housing conditions nor when listing the activities of organizations. 
9.5 Summary and conclusions 
In this chapter we have described how Peruvian rent legislation was 
concentrated in three periods. 
Between 1938 and 1952, the laws were reactions to public discontent 
concerning rent prices and the security of accommodation in Liman 
tugurios, and did not offer integral solutions to the problems related to 
rental housing. We therefore agree with Ш politician Piqueras Luna, 
who wrote that 'Until Law No. 21938, Peruvian legislation just offered 
short lived and partial solutions to [problems in] urban rental housing' 
(Piqueras Luna in El Peruano, 7-1-1988, p. 4). Moreover, matters were 
not only partially settled, but application of the law was limited at best, 
as is shown by comments in laws and information collected by Collier. 
Therefore, although the intention of the laws appeared to be pro-tenant, 
and while in many cases they seemed to be followed both in Lima and 
in Arequipa, in Lima at least proprietors saw sufficient possibilities to 
avoid them. In any case, decreasing revenues led to a further deteriora­
tion of rental housing and the construction of new tugurios ended. In the 
period between 1952 and 1968 politicians lost interest in rental housing 
and enforcement of existing legislation seemed to be absent. 
Law No. 21938, from 1977, was enacted in an era when the state 
sought structural solutions to social problems, and housing issues took a 
prominent place. It was indeed the long awaited, all encompassing, law 
which combined issues that had been part of earlier legislation but also 
included new issues. Furthermore, it seems to be obeyed at least partial­
ly. The motives for this difference can be found in the political atmos­
phere of the period when it was enacted and, to some degree, in emanci­
pation of the tenants who realize that they are protected by the law. 
Notwithstanding the many objections to (elements of) the law, on the 
whole No. 21938 was and is looked upon as a pro-tenant document 
which protects the inhabitants of tugurios against arbitrary actions by 
owners. 
In the final period we discussed (1985-1991) laws tackled the enor-
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mous decrease in the real value of rents, caused by the process of 
inflation, not structurally, but by way of ad hoc adjustments. It became 
obvious that these adjustments were not sufficient to compensate for the 
losses in rent revenues and in 1990 tenants (still) paid extremely low 
rents. The Fujimori government introduced a structural solution to the 
determination of rents, but the application of this solution appears to be 
almost non-existent. It can therefore be concluded that the application of 
Law No. 21938 and the insufficient adjustments to the level of rents 
work to the financial advantage of the tenants. The tugurio inhabitants, 
however, rarely mention these benefits of the law, nor the negative 
consequences like deterioration. 
This conclusion is related to the other side of the coin: the influences 
of legislation on the behaviour of landlords concerning their properties. 
In the next chapter we elaborate on this theme in a description of the 
Arequipian landlords. 
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CHAPTER 10 
TUGURIOS AND THEIR LANDLORDS 
By Geert Custers 
10.1 Introduction 
Ibis chapter concerns the people whose decisions are of fundamental 
importance to the quality and quantity of tugurios: the landlords. Above 
all, it is they who determine what will happen to the building and its 
tenants. They maintain or neglect walls, roofs and services, they subdi­
vide rooms still further in order to obtain more rent and they make plans 
for the future of their property. These decisions are not made in a 
vacuum, but conditioned by the individual, socio-economic, backgrounds 
of these owners and factors like rent legislation and regulations imposed 
by the ГО.СА. Hence, in this chapter we focus on the ideas and behav­
iour of the landlords concerning their tugurios and on the internal and 
external factors determining them. Through this analysis we attempt to 
illustrate the contribution of the owners to the present state of inner-city 
rental housing in Arequipa. 
The structure of the chapter is as follows. In Section 10.2 we present a 
brief profile of landlords in four Latin American cities1. This provides a 
background against which our picture of the Arequipian landlords can be 
compared. In Section 10.3 we describe some of the socio-economic 
characteristics of the Arequipian landlords: where they live, what their 
occupations are, in what way they obtained their tugurios and what were 
their motives for purchasing the building? In Section 10.4 we look at the 
present situation: what is the level of rents, what is the landlords' 
relationship with the tenants like, and are they actively involved in the 
tugurio! 'The future' is the theme of Section 10.5. What are the land-
1. In the case of Montevideo and Lima we merely summarize the information that 
was presented in Chapter 2. The cases of Mexico City and La Paz are examples of 
distinct scales of ownership. 
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lords' future plans, are they specific and what is the influence of policy? 
In Section 10.6 we present our conclusions. 
The chapter is based on interviews with 56 tugurio owners2. We 
quote frequently from these conversations in order to illustrate the 
discussion. 
10.2 Landlords: a brief Latin American review 
The traditional profile of the landlord was discussed in Chapter 2. 
According to this view, owners belong to the capitalist elite who saw 
letting either as an additional source of income (those who subdivided 
their abandoned dwellings in the inner cities), or as an important com-
mercial activity (those who constructed the tugurios por origen). To 
what extent does reality resemble this notion of landlords (Custers, 
1991, p. 2)? 
In Mexico City there are both landlords who subdivided their colonial 
houses, and 'small investors who produced a new kind of low-cost rental 
housing' (vecindades, Coulomb, 1989, p. 42). In search of profits, the 
latter limited building costs as much as possible and used recycled 
materials, built collective sanitary facilities and reduced room sizes. 
Although initially, tenant protests and rent laws resulted in some impro-
vement in living conditions, afterwards, lack of maintenance (by land-
lords who, because of rent laws, saw no point in investing in the vecin-
dad) led to further deterioration of the buildings. The lack of interest by 
the owners in their properties became evident in 1985. In September an 
earthquake hit the inner city of Mexico City very seriously and a large 
number of dilapidated vecindades became uninhabitable. Many tenants 
had to find temporary accommodation elsewhere in the city while 
awaiting the reconstruction of the vecindades. But the landlords (with 
assistance of the state) made use of the situation: 'freed from the 
tenants' they began building shopping arcades and office buildings, as 
letting these kinds of buildings was far more lucrative than letting rooms 
in vecindades (Magadan and López Morales, 1987, p. 18). According to 
tenant organizations, real estate companies were especially energetic in 
'cleaning the inner city of poor people' (Massolo, 1986, p. 208). 
2. The interviews formed part of the second fieldwork and were realized between 
August and November 1990. An additional number were realized between by 
students in April 1991. The interviews consisted of semi-structured questions. 
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In Montevideo the huge demand for accommodation also resulted in an 
increase in investments in construction: investors saw 'the opportunity 
for high income-generating investments in property' (Alvarez Lenzi et 
al., 1986, pp. 30-34). Consequently, at the end of the nineteenth century, 
many real estate companies were established. Conventillos were also 
built by small investors, who often lived in the same neighbourhood as 
their property. From the 1930s, not only did the elite leave their houses 
in the inner city and start letting to low-income groups. The middle class 
also began renting out part of their home when they needed additional 
income (the so-called inquilinatos; GdEU, 1987, p. 114). Especially in 
the beginning, middle class families stayed in the house and shared 
facilities with their tenants. Maintenance remained the landlords' respon-
sibility. In other cases, the owner moved out, letting the house to a 
single tenant who then sublet it to several others. The Hygiene Law of 
1928 and the rent laws which were enacted from 1947, marked the end 
of the construction of conventillos and caused diminishing maintenance 
of existing rental houses which brought about a process of deterioration. 
The liberal legislation of the 1970s resulted in higher rents and fewer 
inquilinatos: rental space became too expensive for many low income 
groups, whereas the new laws made it easier for owners to demolish 
deteriorated buildings (Benton, 1986, p. 40). Many landlords took this 
opportunity and sold their inner-city properties or themselves demolished 
them and built offices and shopping arcades. 
The role of the elite in the origins and development of tugurios in Lima 
has been highlighted in several studies. In the first four decades of this 
century investments in rental houses were a 'lucrative source' of income 
for 'the urban oligarchy' and real estate companies and resulted in 'the 
enrichment of a few at the expense of the working class' (Portugal 
Alvarez, 1980, p. 15; Riofrio Benavides, 1981, p. 136). The Catholic 
Church, universities and municipal institutions built tugurios in order to 
augment their incomes. For example, the Catholic Church and the 
Beneficiencia Pública (an organization related to the Church) each own 
10% of the rent houses in Monserrate (see Chapter 2; INADUR, 1983, 
p. 29). These 'landlords' do not behave any differently from other firms 
in the market sector: they also fail to invest in maintenance because of 
the low rents, dictated by the rent laws (see Chapters 2 and 9). The 
well-to-do who left the inner city of Lima for a house in suburbs like 
Miraflores or Barranco also started to let their properties in the inner 
city and but studies also explicitly mention sucesiones, heirs of the 
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initial landlords, who each own a part of the tugurio and whose rent 
revenues are so small that they do not even think of maintaining the 
building. 
The situation in La Paz differs from the aforementioned cases as there 
are no indications that landlords 'form an urban oligarchy which earns 
its living from rents' (Van Lindert, 1989, p. 225; Beijaard, 1989, p. 9; 
Van Lindert, 1991, pp. 121-126). On the contrary, recent studies on 
conventillos in this city show that a great number of landlords are 
neither real estate companies nor rich families, but middle-class groups. 
To these professors, lawyers and officers, rents are not the most signifi-
cant source of income, but merely a nice extra. The fact that many 
owners live in their conventillo is an indication of the small-scale 
character of inner-city rental housing in La Paz: a study of 15 conventil-
los showed that in 10 cases the landlords lived in the building. In 
another study, 30% of the landlords did so (Van Lindert, 1989, p. 224; 
1991, pp. 121-126). Many of them inherited the building. Property 
recently bought for speculation or with the intention of constructing a 
new building, usually belongs to individual investors rather than to real 
estate companies (Van Lindert, 1989, p. 124; 1991, p. 122). As in Lima, 
incomes from letting in La Paz are so insignificant that maintenance is 
almost non-existent, even when the landlord is also living in the conven-
tillo. 
Summarizing, the stereotype of a capitalist elite which possesses former 
elite residences and houses built especially for letting has many nuances. 
Whereas Lima, and to a lesser extent Mexico City seem to confirm the 
stereotype, the profile of landlords in La Paz is rather different. 
10.3 A socio-economic profile of Arequipian landlords 
10.3.1 Some indicators 
A first indication of the socio-economic characteristics of Arequipian 
landlords is the distribution of tugurio property. 96.4% of the proprietors 
possess only one tugurio. The remaining 3.6%, in fact is two propri-
etors: one of them owns three tugurios, the other two. It can therefore 
be concluded that letting accommodation in tugurios in Arequipa is not 
a large-scale enterprise of major companies or institutions as in Lima for 
example but a small-scale affair like in La Paz. 
336 
The landlords' residential address is a second indication of their 
social status. In 50% of the cases, landlords live in the tugurio, whereas 
44.6% reside in other districts of Metropolitan Arequipa and 5.6% 
elsewhere in Peru. Often, the housing conditions of the first group are 
no better than those of their tenants, while the second group lives either 
in the inner city or in middle class neighbourhoods in districts like 
Paucarpata. 
The occupations/activities of the owners are shown in Table 10.1. As 
the table indicates, renting out rooms is often not the only source of 
income nor the most important activity. In 24% of the cases, however, 
rent revenues are more than an additional income, namely for those 
landlords who are retired (Peruvian pensions are low or non-existent) 
and for widowed housewives (making up half of the entire group of 
housewives) who do not have a regular income from an occupation or 
pension. 
Table 10.1 Occupations/activities of the tugurio owners (%) 
Occupation/activity % 
Housewife 
Owner of store/restaurant 
Lawyer 
Teacher 
Civil servant 
Farmer 
Pensioner 
Various 
Organization -informal sector 
-various 
Total 
24.0 
18.0 
10.0 
6.0 
6.0 
4.0 
10.0 
8.0 
6.0 
M 
100.0 
[50] 
Source: Interviews, 1990-1991. 
Especially for these housewives, rent revenues are important and gene-
rally their housing situation and socio-economic characteristics are not 
much better than those of their tenants. For the organizations owning 
tugurios (14%), incomes from rent are practically irrelevant. As we 
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describe in the following section, this is related to their motives for 
possessing the tugurio*. 
10.3.2 Obtaining the tugurio 
The way in which the tugurio was obtained, sheds light on the socio-
economic backgrounds of Arequipian landlords. Moreover, it tells us 
something about their motives for keeping the building and about the 
history, the present situation and the future of rental housing in Arequi-
pa's inner city. In this section we make a two fold division: those 
landlords who inherited the property (55.4%) and those who purchased 
the building (39.3%). The remaining 5.3% concerns different situations. 
Before proceeding, we would like to make three comments. 
Firstly, 17.9% of the owners, we interviewed possesses 'just' a 
section of a building, which they had bought from the original landlords. 
In some instances former tenants had purchased the rooms they 
occupied, in others the new owner is somebody from Outside'. In 
certain situations the resulting property structure may have disadvantages 
for the landlords. When they intend to change the function of the 
building but disagree on the specific objectives, or when they are invol-
ved in lawsuits, the implementation of their plans may be held up for a 
long time. 
Secondly, when a tugurio had been inherited by more than one 
person, we talked with a representative of the group. 
Finally, the distinction between heireditory landlords and purchasing 
landlords does not imply a socio-economic dichotomy. For example, in 
the majority of cases, heirs and purchasers Uve in the tugurio (51.5% 
and 54.6% respectively). There is also no significant difference in 
occupational structure (e.g. 22.6% of the heirs and 22.7% of the purcha-
sers are housewives), the only exception being the number of owner-
pensioners: 80% of them are heirs4. 
3. All organizations except one have their offices elsewhere in Arequipa. We held 
conversations with their representatives, with tenants and with a member of one of 
the organizations. 
4. The former occupations (e.g. teachers and civil servants) point to the middle-class 
character of these pensioners. 
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Tugurios as inheritance 
Thus, 55.4% of the present owners inherited their property. As a consi-
derable number of Arequipian rental houses were built in the first part 
of this century and as most of these heirs are over 50, it was relatively 
easy to trace the original function of the tugurio (see Chapter 5). We 
can distinguish two groups of heirs. 
Firstly, in 54.9% of the cases the (grand-)parents of the present 
owner(s) purchased or constructed the building with the aim of letting at 
least part of it. This is illustrated by two examples. 
Sra. Hilda is 80 years old and lives on the fifth block of Calle La 
Merced, one of the busiest streets in the inner city of Arequipa. 
Her property, which is considered to be 'ruinous' by the Munici-
pality, was bought in 1910 by her parents. It has always been let, 
and Sra. Hilda's father regularly built new rooms to house more 
families. Many of the 16 households who presently occupy rooms 
in the tugurio have lived there for more than 40 years. 
Sra. Rebeca, presently residing in Lima, is one of the heirs to three 
tugurios in the inner city of Arequipa. Her father, Tomas Salas 
Soto, built them in the 1930s and 1940s. Two of them, at Calle La 
Merced and Calle Dean Valdivia, are 'ordinary' tugurios in Are-
quipa. The third, however, is the infamous 'El Castillo del Diablo' 
(see Chapters 5, 8 and 11). 
In 45.1% of the cases, the original owners started to let rooms while 
they were living in the building with their families. Two main reasons 
for doing so can be distinguished. In most of the cases (64.3%), the 
(grand-)parents of the present owners responded to the transformations 
which had started in the second part of the nineteenth century. Modern-
ization of the means of transport was the main cause of the transform-
ation of the function of tambos into rental houses (see Chapter 8). 
Sr. Hector's grandparents were migrants, bom in Chiquibamba, up 
in the Andes. In 1905 they built a house on the fourth block of 
Calle Palacio Viejo. Besides being a dwelling for the family, the 
building also served commercial purposes. Whereas the first patio 
was used as a shop, the second patio became a corral for horses. 
Sometimes, friends, suppliers and customers from the mountains 
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stayed for a few days. When horses disappeared as a means of 
transport and the second patio was no longer used as a corral, this 
part of the building was rented out bit by bit to several families. 
However, in 35.7% of the cases, economic necessity was the principal 
reason to let rooms. For example: 
The grandparents of Sra. Alicia built a house at Calle La Merced 
in 1905. On the death of her father, who inherited the entire 
building as he had no siblings, the family was left with no income. 
They started to rent out their house room by room, and in the end 
the family was left with only a few rooms. 
Another theme related to the heireditory landlords is the fact that many 
buildings are owned by more than one heir5. As stipulated by Peruvian 
succession law, upon someones death, each of their children receives an 
equal part of their property. When one of these children dies, his or her 
children in turn receive an equal part of the property. Therefore, the 
situation of more than one heir owning a tugurio is not uncommon, as is 
shown in Table 10.2. 
Table 10.2 Number of heirs (present owners) of tugurios (in %) 
Number of heirs 
1 
2-5 
6-10 
>10 
>1 (more than one heir, but unclear how many) 
Total 
% 
12.9 
51.6 
19.4 
3.2 
12.9 
100.0 
[31] 
Source: Interviews, 1990-1991. 
5. This element also points to the small scale character of tugurio ownership in 
Arequipa as, the (grand-)parents of these owners, only possessed one property to be 
divided among their decendcnts. 
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As a result of the law, rent revenues per family member can be very 
low, something which also becomes evident when we realize that rents 
themselves are insignificant (see Section 10.4). The next passage descri-
bes an extreme example. 
In Pasaje Ibañez, near the Chili River is a tugurio of two floors 
which was built around 1915 by the father of Sra. Carmen. The 
first floor was destined for tenants from the start. After the death 
of her parents each of the four children inherited an equal part of 
the tugurio. Sra. Carmen lives with a daughter and her children in 
her part. Because all her brothers have already died, each of their 
three parts came into the hands of their children, the actual number 
being 20! Sra. Carmen herself has seven children, which means 
that on her death, each one receives 1/7 of this part. The family 
members are quarrelling about what to do with the house. Sra. 
Carmen thinks that it will be the best to split up the building 
definitively or to sell it entirely and then divide the money. 
This example also demonstrates that, even aside from the articles in Law 
No. 21938 (see Section 9.4.1), conflicting plans among the heirs can 
postpone a decision on the future of a tugurio. Such a situation is to the 
advantage of the tenants who are not faced with the loss of their accom-
modation. On the other hand, however, the large number of heirs also 
has negative consequences for the tenants. Because of the extreme 
property division and the resulting low rent revenues, these landlords 
rarely invest in the building to maintain or repair services. This neglect 
results in deterioration and therefore in worsening conditions in tugurios 
(see Chapter 5). In fact, just one heireditory landlord has made signifi-
cant improvements! We return to this subject in Section 10.4. 
Purchasers 
39.3% of the landlords have bought their building. What were their 
motives? Table 10.3 shows that none of them did so with the sole 
intention of letting rooms. The most important category, 'commercial 
use', comprises mainly small business people who started a store, 
restaurant or workshop in a part of the tugurio or expanded these 
activities from an adjacent building. Another 'commercial use' comes 
from informal sector organizations who plan to demolish the building 
and replace it by a shopping arcade (Table 10.1). This could be 
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explained as follows. A growing number of people working in Arequi-
pa's informal economy, are organizing themselves into associations, like 
the three included in our sample: 'Asociación de Ambulantes "Señor de 
Huanca'", 'Asociación "Nueva Unión'" and 'Asociación de Pequeños 
Comerciantes "El Conquistador"'. Capital (profits earned from street 
trade) is deposited with the associations by their members and the 
associations search for projects in which to invest. About 40 buildings 
have already been purchased in this way in order to demolish them and 
to construct shopping arcades. According to Arequipian sociologist 
Fuentes only a small proportion of these properties are tugurios (Fuen-
tes, 1988, pp. 19-24; Conversations with Fuentes in September, 1990). 
Table 10.3 Motives for buying tugurios (in %) 
Motive % 
Commercial use 40.0 
Housing 30.0 
Housing and letting 15.0 
Housing commercial 5.0 
Various 10.0 
Total 100.0 
[20] 
Source: Interviews, 1990-1991. 
The category 'housing' includes those proprietors who bought and 
occupied the building as a single family house but, in the course of 
time, began to rent out rooms. The category also includes proprietors 
who (plan to) live in the tugurio with their family, as in the case of a 
building on Calle Nueva: 
Sr. Celso bought his building on the third block of Calle Nueva in 
the 1970s. According to him, in the course of the last 10 years, the 
tenants have left voluntarily. Sr. Celso divided the property into 
seven parts: six for his children and their families and one for 
himself. There is only one tenant left, who already has lived there 
for 30 years and pays his rent to one of the children. 
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The remaining categories consist of mixed motives, like in the following 
example: 
On the second block of Calle Victor Lira is a tugurio which, 
according to the present owner, Sr. Alfonso, is 'very old and 
ruinous'. Sr. Alfonso bought the building in 1985 when it func-
tioned as a rental house and a cafe. He closed the cafe and started 
trading in wholesale fruit while he occupied the other part with his 
family. At the moment, Sr. Alfonso is involved in a lawsuit with 
the former owner who increased the price of the building after the 
deed of sale had been signed. 
The ultimate motives for buying the rental house have one aspect in 
common: the eviction of the tenants for an alternative use. However, in 
the 41.0% of cases where the purchasers acquired their property after 
1977 (the year in which Law No. 21938 was enacted) the question is: 
did the former owners obey the law which prescribes that tenants must 
be given first option to buy the tugurio (see Section 9.4.1). In five cases 
the former owners did not meet this obligation and, consequently, are 
involved in lawsuits with the tenants. The tenants pay their rent to de 
Banco de la Nación, where the money is held until the case is settled. 
The present owners do not receive any rent and their transformation 
plans are at least delayed. 
Other situations 
Thus far we have paid attention to heirs and buyers. The situation of the 
remaining 5.3% of owners (three landlords), differ. 
The first situation concerns a tugurio on the second block of Calle 
Octavio Muñoz Najar in which, according to its owner, 30 families live. 
The landlord is SUTEP, the Peruvian union of teachers to whom the 
building in 1986 was given as a present by a member, Sr. Asunto 
Everardo. According to Sr. Asunto he had been trying for a long time to 
evict the tenants, something which had only given him trouble and cost 
him money. Together with SUTEP he now plans to demolish part of the 
tugurio (1,050 m2 of the 2,400 m2) and construct 'La Casa del Maestro* 
(House of the Teacher), an office in which SUTEP will organize their 
activities. 
A tugurio on the fifth block of Calle La Merced is owned by the 
'Sociedad Fraternal de Empleados y Obreros del Ferrocarril del Sur' (the 
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Union of Southern Railway Employees). The building, inhabited by four 
tenants, was constructed as a recuperation home for railway personnel 
who had been injured in accidents at work. From the moment that a part 
of the building was rented out to one of the members, about 40 years 
ago, the organization began to rent out more rooms. By means of a 
lawsuit the Union is now trying to evict the tenants in order to resume 
the original function of the building. 
The last exception concerns a tugurio on the first block of Calle 
Leticia which accommodates 10 families. In this case there is also a 
lawsuit taking place. The parties originally involved in this lawsuit, 
however, were not owner and tenants, but owner and owner and the 
question was: who is the legitimate landlord*! The man who claims to be 
the rightful owner, Sr. José, told us that the building was given to him 
by the original owner on her death-bed. He also said that he could prove 
this. This was disputed by Sr. Franco who, also according to the tenants, 
was the real owner. After Sr. Franco died, the tenants continued the 
lawsuit. As many of them have lived in the building for a long time, 
they feel they have some claim on the building. Because of this, Sr. José 
turned off the water and electricity supply, which resulted in quarrels 
among the tenants (see Chapter 5). 
Summarizing, as in the cases in which a tugurio was purchased, the 
prospects for the tenants in the first two of these situations are not good. 
The present landlords explicitly intend to use the building for other 
functions and thus, ultimately, will attempt to evict them. In the third 
situation accommodation may be guaranteed, but the standard of living 
in the building on Calle Leticia is poor. 
10.3.3 Conclusion 
Inner-city rental housing in Arequipa is characterized by small-scale 
ownership, both for the proprietors who inherited the building and for 
those who purchased it. For both groups, renting out is not an attractive 
enterprise. In the majority of cases, heirs have to share rent revenues, 
and most purchasers are not interested in letting and want to evict 
tenants in order to realize a functional transformation of their property. 
In a small number of cases, namely three, we came across a different 
type of ownership. Two of the landlords concerned, however, were clear 
on their intentions: a change of function. 
In the next section we elaborate on the main reason for discontent 
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among the owners: the level of rents. 
10.4 Landlords and rents 
In this section, present rent revenues are focused upon. Incomes from 
letting are indeed insignificant. This is illustrated by the following 
comparisons. 
Firstly, we have compared rent revenues to earnings from another, 
expanding, commercial enterprise in Arequipa's inner city, namely the 
exploitation of vacant plots as playas (carparks, see Map 5.2). These 
carparks require low investment, their labour costs are low and it is 
relatively easy to change the function of the property. In this simple 
comparison, the contrast between incomes from letting rooms and space 
for parking cars is evident (Table 10.4). 
Table 10.4 Estimated average monthly gross revenues (in US $) of tugurios and car 
parks in April 1990 
Num. of households 
10 
15 
20 
Revenues 
35.00 
52.50 
79.00 
Num. of cars 
10 
15 
20 
Revenues 
95.00 
142.50 
190.00 
Source: Vreman, 1992 (based on Field work, 1990). 
Secondly, we have contrasted the costs of some essential foodstuffs on 
the markets of Lima with the rent revenues in Arequipa (Table 10.5)6. 
As we mentioned Chapter 6, the legal minimum monthly income 
amounted to 1,400,000 intis (US $51) in April 1990. Compared with the 
selected products, the results are striking: for example, 40% of the 
tenants pay less for their accommodation than for something bought 
frequently such as two kilo of maize! 
6. The differences of the prices of the products in Table 10.5 between Lima and 
Arequipa are not significant. After the economic measures taken by the Fujimori 
government in August 1990, the costs of many foodstuffs increased enormously (see 
Chapter 3). 
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Table 10.5 Prices of selected foodstuffs (in US $ per kilo) compared to categories of 
(monthly) rents1 
Selected foodstuffs Rents in categories 
Chicken 1.40 Potatoes 0.50 
Maize 1.30 Rice 0.30 
Onion 0.70 Tomatoes 0.50 
Pork 2.30 
Nothing 
0.05-2.00 
2.1-3.50 
3.6-5.50 
5.6-7.00 
>7.00 
Other 
Total 
11.1 
29.1 
16.6 
10.1 
4.9 
9.2 
Ш 
100.0 
[368] 
Note: (1): Categories as used in Chapter 6. Categorization is based on original data 
(in Peruvian Intis from the end of April, 1990: US $1 = 27,000 Inti; see Chapter 6). 
Sources: El Comercio, 28-4-1990; Sample, 1990. 
Especially when a tugurio is owned by more people, as in the case of an 
inheritance, rent revenues per owner may be totally insignificant. 
Sr. Hector does his sums. His tugurio accommodates seven tenants 
and each of them pays US $1.80 per month, a total of US $12.60. 
This income he has to share with his two brothers, who both reside 
in Lima: each receives US $4.20. A comparison of the US $12.60 
with the cost of water also shows how low the rents are: the last (-
monthly) water-bill for the entire building amounted to US $17.90; 
therefore, each family pays more for water than for rent. Sr. 
Hector knows that, according to Law No. 21938, he could demand 
higher rents, but he has no money for a lawyer to represent him in 
court. 
In Table 10.6 we have presented a selection of tugurios owned by heirs. 
We have divided the total rent revenues by the number of heirs and, 
again, the results are remarkable. For example, the heirs of Puente 
Bolognesi receive US $30 each, whereas those of Pasaje Ibañez have to 
be content with 1. This last case requires some explanation. It concerns 
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the property discussed in Section 10.3.2. Of the original four heirs, only 
one (Sra. Carmen) is still alive. She receives one-fourth of the total rent 
revenue, whereas the remaining 75% of the income is divided among the 
20 children of the three deceased heirs. They each receive about 1 per 
month. 
Table 10.6 Rent revenues in selected inherited tugurios (rounded off to one dollar) 
Tugurio Rent revenues and Number of heirs Income/heir 
number of tenants 
Villalba 103 
Pte Bolognesi 330 
Cruz Verde 423 
Ejercicios 418 
Palacio Viejo 404 
Sucre 513 
Ayacucho 223 
Psj Ibaflez 104 
19 
60 
12 
30 
24 
95 
26 
21 
(8) 
(15) 
(7) 
(7) 
(8) 
(10) 
(6) 
(5) 
Source: Sample, 1990 and Interviews, 1990-1991. 
The low rent revenues and the limitations set on the eviction of tenants, 
explain the troublesome relationship between landlords and tenants. In 
42.9% of the cases, landlords explicitly call this relationship poor. For 
example, Sr. Hector states that he has not started a lawsuit against his 
tenants for financial reasons, but also because such a step would disturb 
the relationship even further. Another landlord told us that most of his 
tenants own houses elsewhere, but nevertheless insist on staying in his 
tugurio: 'I even went as far as to offer them money if they would leave 
and some accepted. But others still wanted more and expect that I pay 
for their removal completely' (Interview, August 1990). Sr. Manuel, a 
retired veterinary surgeon and landlord of a tugurio on the second block 
of Calle Ayacucho, told us: 'I have many problems with the tenants. 
They do not recognize my authority and the rents they pay are even less 
than the price of a soft drink. They use my building as a rubbish dump, 
destroy doors and so on' (Interview, November 1990). 
The discontent among the landlords not only influences their relati-
onship with the tenants, but is also directed explicitly at Law No. 21938. 
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According to many owners, the legislation is too advantageous for the 
tenants. Moreover, others even suggest that judges are being paid bribes 
by tenants to decide in their favour. 
Sr. Edison, a University teacher, owns part of a tugurio which he 
bought from the Novoa family who still possess another part (and 
who are involved in a lawsuit with each other). Sr. Edison has 
owned his part since 1980 and in buying it, he also acquired the 
tenants living in it. He is trying to evict them and therefore started 
a lawsuit. According to Sr. Edison, money is a factor which can 
influence the result and the duration of the case. 
The level of rent revenue influences the level of investment in the 
tugurio. As mentioned earlier, landlords rarely maintain their property, 
an obligation which is part of Law No. 21938. In 28.6% of cases (i.e. 
16) owners stated that they did maintain the building. However, looking 
at what was meant precisely by this, the situation appeared even worse. 
In the majority of cases, it concerned activities in rooms where the land-
lords themselves live, while sometimes 'maintenance' refers to activities 
like painting a wall or a door. Only occasionally did landlords make 
improvements like repairing a door or rebuilding a wall. 
Summarizing, renting out accommodation is in no way a lucrative 
business. Owners therefore are unhappy with legislation, frequently 
maintain a poor relationship with their tenants and rarely invest in the 
building. 
The attitude of the landlords towards Law No. 21938 is not only one of 
dissatisfaction, they simply ignore it. This can be elaborated on as 
follows. 
The level of rents is not established on the basis of the tax on real 
estate, the autovaluo, as the law indicates. In no case could landlords 
(or, tenants) show the contracts required by the law. The only docu-
ments that were shown by proprietors were recibos (receipts) of paid 
rent; one landlord had even kept them since 1939 (Puente Bolognesi 
330; Interview September 1990). 
The absence of contracts not only implies a failure to establish rents 
as decreed by the 1977 law. An analysis of the relevant data even 
suggests that rents are arbitrarily fixed as indicated by the following. As 
shown in Table 10.5, significant differences exist between the generally 
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low rents: from five cents to over seven dollars. However, in Chapter 5 
we described how there are no significant differences in the physical 
condition, the level of services or the amount of living space in these 
Arequipian tugurios. It would therefore be erroneous to explain the 
differences by fundamental variations in housing. Statistical analysis 
confirmed the absence of any correlation between housing characteristics 
and the level of rents. For example, the correlation (Pearson's R) 
between the size of rooms and the level of rent was 0.17. The sugges-
tion that long term tenants pay less than people who recently started to 
rent also proved to be incorrect. There was no correlation between these 
two variables (Pearson's R = -0.14). 
The conclusion that neither the autovaluo, nor living area, nor the 
period of residence determine the rent raises a number of questions. 
Why do landlords not apply the autovaluo, how then do they determine 
the rents, why are tenants not protesting against the landlords' practice 
and why are the authorities not forcing the owners to observe this part 
o f b w N o . 21938? 
To answer the first question, as we demonstrated in Chapters 5 and 8, 
the physical condition and the level of services in Arequipian tugurios 
have been poor from the very beginning, while earthquakes and over-
crowding only caused a worsening of these conditions. Consequently, 
using the autovaluo as a starting point for establishing the rents, would 
not be beneficial for all landlords; in some cases the application of this 
article of the law would result in even lower rent revenues. A legal 
increase of the rents would only then be possible by improving the 
housing conditions (see Chapter 9). This, however, produces a 'catch-22' 
situation for the proprietors as the expenses for the (re-)construction 
would result in a higher autovaluo before rents could rise. Therefore, it 
may be doubted that the landlords have much to gain in this way. 
What then, are the factors that explain the general differences in the 
level of rents and the variations between tugurios! In reviewing our 
conversations with landlords, we came across a complex mixture of 
motives for still letting rooms, such as personal relationships with 
tenants, plans for the future, financial possibilities to start lawsuits 
against tenants and dependence of landlords on letting. For example, 
some landlords who are living in their tugurio and complain about the 
low rents, do not want to undertake any actions as they are afraid of 
damaging their relations with the tenants. Other proprietors show 
indifference about the rent levels as they plan to evict the tenants anyway. 
Thirdly, tenants neither had nor have an interest in correct determi-
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nation of rents. The majority of them do not look upon the tugurio as a 
permanent residence and, given the already low costs of renting accom-
modation in the inner city, do not insist on executing this part of Law 
No. 21938. The relation between the autovaluo and rents may also 
constitute an additional explanation for the absence of strong protests 
against the poor housing conditions. Successful demands for more and 
better services or for an improvement of the physical condition would, 
through the autovaluo, result in higher rents. 
Finally, the role of the national authorities may be explained by the 
fact, that following a period in which (inner-city) rental housing consti-
tuted an integral part of urban policy (1968-1980), this element of the 
housing market 'regained' its old position as a marginal issue of little 
electoral relevance for politicians. The temporary solutions offered 
during the Garcia administration as well as the apparently more structu-
ral measures by Fujimori did not have any tangible effect. 
In summary, the low rents, the resulting dissatisfaction with possessing a 
rental house, with the inhabitants and with rent legislation, as well as the 
disrespect towards this legislation, all point to diminishing enthusiasm 
among landlords for letting accommodation. 
What are the consequences of this conclusion for the future of 
tugurios in Arequipa, looking from the landlords' point of view? 
10.5 The future of tugurios 
10.5.1 Landlords' plans 
In Section 10.3.2 we described how letting rooms had not been a motive 
for purchasing the tugurio and in the previous section we explained the 
crucial factors responsible for this. Table 10.7 shows the present plans 
of all three groups of landlords. 
Although 'selling' is the most important alternative for the entire 
group it is also the least explicit. Especially the heirs are merely 'thin-
king about it'; only a few of them have put their property on the market 
and/or have found a potential buyer. This includes four heirs who plan 
to sell the building to the tenants as allowed for by Law No. 21938, and 
another heir almost sold his property to a neighbour who wants to 
expand his chemist shop. 
The purchasers include one owner who bought the building to live in 
it himself, but who now intends to sell the property to family members. 
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One landlord purchased the building with the intention of evicting the 
tenants and starting a commercial venture. As he was not successful, he 
is now offering his property to the inhabitants. The last purchaser is one 
of the 'missing cases' of Table 10.3. 
Table 10.7 Plans of tugurio landlords 
Landlords 
Plans 
Selling 
Heirs 
abs. 
16 
Commercial use 6 
No plans 
Housing 
Various plans 
Public use 
Total 
5 
3 
1 
— 
31 
% 
51.6 
19.4 
16.1 
9.7 
3.2 
.-_. 
100.0 
Purchasers 
abs. 
3 
9 
3 
4 
3 
— 
22 
% 
13.6 
41.0 
13.6 
18.2 
13.6 
„ . . 
100.0 
Other situations 
abs. 
~ 
1 
-
~ 
2 
3 
% 
... . 
33.3 
— 
66.7 
100.0 
Plans (total) 
abs. 
19 
15 
9 
7 
4 
2 
56 
% 
33.9 
26.8 
16.1 
12.5 
7.1 
M 
100.0 
Source: Interviews, 1990-1991. 
In the category 'commercial use', three heirs and six purchasers 
described definite projects. This is confirmed by the fact that they have 
blueprints for a new building. The actual execution of the projects, 
however, is hampered particularly by the slow progress of lawsuits 
between these owners and their tenants (see Section 10.5.2). In the six 
remaining cases plans were not clear. The main reason for this was that 
these landlords are waiting for the tenants to leave and the general 
economic situation to improve before they finalize their plans. Original-
ly, eight purchasers intended building a shopping arcade, carpark or 
office building. As described above, one of them now plans to sell the 
property, while the other two new cases consist of Sr. Edison, who 
bought part of a tugurio to live in but now wants to start 'something 
commercial' and that of Sr. Alfonso described after table 10.3. 
In nine cases, the landlords do not have any plans. Considering the 
heirs, answers like 'I have not thought about it', 'the building is far too 
old', 'I feel good in this place' and 'I don't care' suggest limited interest 
in their property. The three purchasers with no plans have already 
achieved their original plan: living in a part of the building and letting 
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the rest of it. The other 'no plan' situation concerns the building on 
Calle Leticia 109, where the supposed owner and the tenants are 
involved in a lawsuit. 
For heirs, the category 'housing' resembles selling in the sense that 
they are thinking of evicting the tenants so that they can live in the 
tugurio with their family. For example, one heir, who Uves in the district 
of Miraflores wants to move to his tugurio in Calle Octavio Muñoz 
Najar because of its proximity to the inner city, especially for his 
children. He has not, however, given concrete form to this plan. The 
plans of the purchasers are more specific, as in the case of a tugurio on 
the second block of Calle Nueva where the owner has evicted all 
families but two and has a complete blueprint for rebuilding the prop-
erty. Originally, six landlords bought their tugurio in order to live in, but 
two of them had changed their plans: one who wants to sell it and 
another has plans for a commercial function (see above). 
'Various plans' includes those landlords who intend diversifying the 
function of the building, not necessarily evicting all tenants, whereas the 
category 'public use' is made up by the railway worker's trade union 
and the teachers' union described in Section 10.3.2. 
In summary, it may be said that the majority of the heireditory landlords 
have not given concrete form to their future plans. Considering the fact 
that five of them do not have any plans at all and that there are disag-
reements over the future within groups of heirs, we could conclude that 
this part of the inner-city rental market will not shrink in the short term. 
The projects of the purchasers are more specific, although some have 
given up their original plans. The fact that they have not yet been able 
to start construction of a car park or shopping centre for example, is an 
indication that the transformation of tugurios is not happening as fast as 
this group of proprietors would hope. 
10.5.2 Problems in realizing projects 
As we remarked earlier, complex clusters of ownership can form a 
constraint on changing the function of tugurios. However, where land-
lords have reached the phase of giving concrete form to a project, other 
factors still can cause delays: the IRCA (as described in Section 8.4.2) 
and Law No. 21938 being the most important. 
When the IRCA has approved the plans, Law No. 21938 still protects 
tenants against simple eviction through the 'Right of Appeal' and the 
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responsibility of the Municipality to evaluate a project in relation to the 
Urban Master Plan. In at least ten cases lawsuits involving landlords and 
tenants are hampering transformation into another use (Interviews, 1990-
1991). 
The following three examples illustrate how and to what extent the 
IRCA and Law No. 21938 condition and control the pace of develop-
ment or functional transformation of tugurios. The cases are also inter-
esting because many of the issues discussed in this chapter are illus-
trated. 
Case l7. In 1987, the owner of a tugurio at Pasaje Ibañez (five 
households) presented an application to the IRCA for permission 
for the demolition of the building and the subsequent construction 
of a car park8. The building has always served as a tugurio. Its 
physical condition is abominable or, as the landlord put it: 'the 
building is already demolished and in ruins.' The 'Comisión 
Regional Técnica Calificadora de los Proyectos Arquitectónicos de 
Arequipa, Moquegua y Tacna' (Regional Technical Commission 
Judging Architectural Projects in Arequipa, Moquegua and Tacna) 
which consists of five architects, rejected the project because the 
front of the planned car park was not in line with the other build-
ings in the street. The commission decided that only if the plans 
were changed according to their demands would they approve the 
project. Within two weeks the landlord had adjusted his plans and 
the IRCA then gave permission to start demolition and constructi-
on. In spite of this approval, the project has still not been started: 
the owner is involved in a lawsuit with his tenants who refuse to 
leave the building. Because of this, the tenants pay their rent to the 
Banco de la Nación and the relationship between landlord and 
tenants is poor. 
Case 2'. Since 1985, a tugurio on Calle Alvarez Thomas 428 has 
7. Sources for this case are questionnaires held among tenants of this tugurio, 
interviews with the owner, and a dossier and ground plans kept by the IRCA. 
8. This landlord, who lives in the building, is one of three brothers who inherited the 
property. 
9. Sources for this case are the IRCA file, an interview with the landlord and the 
questionnaire held among the tenants. 
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been owned by the 'Asociación de Centros Comerciales "El Señor 
de Huanca'" (Shopping Arcades Association "El Señor de Huan-
ca"). The building was bought from the Delgado family (four 
heirs), with the objective of building a shopping arcade in which 
the 87 members of the organization could start small (5 to 7 m2) 
stores and have storage facilities. The first problem these new 
owners had to manage was the fact that the transaction had 
involved only 60% of the building. Of the remaining 40%, half is 
owned by another person who bought his part from the Delgado 
family and the other half by a family member who refused to sell 
his part. The most important obstacle, however, in realizing the 
project were the tenants. According to the deed of sale, in 1985 
the tugurio accommodated 13 households. In a letter from the 
tenants to the local court it was claimed that the Delgado family 
had neglected to give them the first option and that they did not 
even know that 80% of the property had been sold. Opposing this, 
the owners countered that the tugurio had been offered to the 
tenants, but that they were not interested. However, there exists no 
proof of this (such as a letter signed by a notary). 
During the conflict, the owners attempted several times to intimidate 
and evict the tenants, but the most spectacular action took place in 
January, 1988: 'On January 22, at two o'clock in the afternoon a 
group of about 80 people, all members of Asociación, entered the 
building, some of them drunk. They carried sticks and pick-axes and 
with these weapons they destroyed the only collective toilet in the 
first patio and demolished a wall...' This report to the public prosecu-
tor was accompanied by declarations which proved that some tenants 
needed medical treatment after the confrontation. 
This violent action, however, did not help the owners. In the next 
four years, the organization tried to persuade the people to leave the 
tugurio by offering money. The majority of the tenants refused to 
accept and claimed space on the plot to construct a small home of 
their own. In 1992 the legal situation had not changed: the remaining 
40% had not yet been bought and the lawsuits still dragged on. 
Another problem came from the IRCA. In a letter to this institution 
tenants objected to the demolition of the building because of its histo-
rical and cultural value and stated that it forms part of the cultural 
heritage of Arequipa. Demolition would mean 'an attack' on this cul-
tural heritage and affect the colonial-historical centre of the city. The 
IRCA saw it the tenants' way and in the most recent inventory of 
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buildings of cultural and historical value this tugurio figured under 
the heading 'Monumentos representativos de Arquitectura Civil' 
(Representative Monuments of Civil Architecture) (IRCA, 30-7-
1991). Demolition would thus no longer be approved of by the 
institution. 
In summary, seven years after the organization had bought the build-
ing, Law No. 21938 and IRCA policy still hamper execution of their 
plans. The majority of the tenants still live in the tugurio. 
Case 310. In 1986 the Cáceres family sold its properties, four 
buildings, on Calle Octavio Muñoz Najar to the 'Asociación de 
Pequeños Comerciantes "El Conquistador'" (Association of small 
traders 'The Conquerer'), who wanted to build a shopping arcade 
on the property. One of the buildings, Number 128, is a tugurio 
with 12 tenant households. 
The physical condition of the buildings and especially of this tugurio 
is very poor and was described by the architect who designed the 
ground plans for the shopping arcade. According to this architect, the 
buildings are constructed from various materials which are piled up 
without any system. He mentions the 'great deterioration' and the 
'characteristics of "tugurización"' of a building that is used for 
various purposes. 
In the deed of sale it was stated that the tenants had been given first 
option to buy. Although the tenants had not reacted to the letter of 
the offer, in the contract it was agreed that if the tenants should make 
use of their 'Right of appeal', the buyers would safeguard the Cáceres 
family and take full responsibility for any problems. 
And did the problems come! Tenants started a lawsuit declaring that 
they were not offered first option to buy the building. Besides this 
lawsuit which still hinders realization of the project, the building has 
now been declared an historic monument in the most recent IRCA 
inventory. Just like in the aforementioned case, demolition was 
disapproved. 
Although in the second and third cases the IRCA protected the tugurios 
against demolition, we believe that this was not the principal cause for 
the delay of execution of the projects. This could be explained as 
10. Sources for this case are interviews with representatives of the landlord, the 
IRCA dossier, ground plans and photos. 
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follows. As we described several times, the Municipal authorities, 
especially during the 1986-1992 era, had a rather liberal attitude to 
construction activities in the inner city (see Chapter 8). The IRCA did 
not play a prominent role in decisions made by the local government 
which is apparent from contacts between the institutions. During a 
meeting with an IRCA commission, mayor Cáceres showed his contempt 
for the Institution: 'You are free to give your opinion on the "patrimonio 
cultural", but at the end / am the one who decides what will happen 
with a building' (Interview with an IRCA employee, March, 1989). In 
several publications authors point to the 'construction anarchy' in Are-
quipa's inner city that was taking place in this political atmosphere. As 
the weekly Caretas wrote after five years of Cáceres: 'Old casonas are 
being replaced by buildings for common use' (Caretas, 11-5-1992). In 
some cases owners have simply demolished their building and preferred 
to pay the fine and continue with the construction of the shopping 
arcade or office building. The examples indicate the limited power of 
the IRCA to enforce its rules and leads to our conclusion that it is not in 
the first place decisions by this institution that cause delays in the 
demolition of tugurios. In this local political context, the Law No. 21938 
article on the 'right to appeal' is a major factor hampering the execution 
of landlords' plans and therefore constitutes the sole guarantee (at least 
for the present) of rental accommodation for low income groups in the 
inner city. 
10.6 Summary and conclusions 
Arequipian landlords certainly do not constitute an urban oligarchy like 
their counterparts in Lima. As in La Paz, the majority of proprietors 
possess just one tugurio and other factors, like the location of their 
residence, occupations and the dependence on rents, also point to the 
small-scale character of tugurio ownership in Arequipa. 
There exists general discontent or at least indifference among the 
landlords concerning their property, the rents being the most important 
motive. As is demonstrated by several examples and comparisons, these 
incomes are extremely low. Especially for heirs, individual rent revenues 
are insignificant as they usually have to share them with other heirs. 
This discontent is also expressed in the poor relationship between 
landlords and tenants and their opinions of rent laws. This situation 
influences the quality of living in tugurios as it leads to the absence of 
maintenance and/or repairs of buildings and services. However, we 
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should remark that the resulting deterioration of the tugurios, is also 
caused by the way in which tenants rebuild or expand their living space 
(see Chapter 5). 
It is no wonder that the majority of owners in general and purchasers 
in particular, do not intend to continue letting rooms. Especially pur-
chasers have developed specific plans for the near future like car parks, 
shopping arcades or houses. The plans of heireditory landlords, however, 
are less specific. Therefore, on the one hand, the lack of interest in the 
tugurio and plans for the future would seem to point to a future loss of 
tugurio living space in the inner city of Arequipa. On the other hand, 
other factors indicate a survival of tugurios, for at least the near future. 
Firstly, many buildings are owned by more than one person and deci-
sions are frustrated because of disagreements between these landlords. 
Secondly, although Law No. 21938 results in low rents and deterioration 
of living space in the same way as laws in Mexico City and Montevideo 
for example, it also protects the tenants. As we showed in three cases, 
change of function is hampered severely by lawsuits between owners 
and tenants. One case has been dragging on for seven years! Taking into 
account the group whith no plans at all, it is not likely that the quantity 
of tugurio living space will decrease significantly in the coming years. 
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CHAPTER 11 
TUGURIOS AND INNER-CITY HOUSING RECONSTRUCTION 
By Damiaan Vreman 
11.1 Introduction 
To distinguish specific conditions, affecting the quantity and quality of 
tugurios, we have described various factors connected to rent laws, their 
influence on tenants, and the future plans of the proprietors. Besides 
this, a renewal project for one large tugurio is also an important element 
that has influenced inner-city rental housing and the number of tenants 
in Arequipa. 
In this chapter we pay attention to the various elements of projects 
concerning the reconstruction1 of rental houses in Arequipa. We begin 
with the question: in what ways did reconstruction affect the tugurios 
and their inhabitants? 
To answer this question, the initial motives for reconstruction projects 
in Arequipa are discussed in Section 11.2. In Section 11.3 we treat the 
progress and developments in the renewal project 'Conjunto Residencial 
Nicolás de Piérola' (The Nicolás de Piérola Housing Complex) paying 
special attention to the former tenants and present owner-occupants. 
Proportionally, this project forms the body of this chapter as it is the 
main reconstruction project in the inner city. Data on its present inhabit-
ants was collected in interviews held with 190 heads of household in the 
completed parts of the project. In Section 11.4, a more recent attempt at 
reconstruction is discussed. This project involves two tugurios on the 
Left Bank of the Chili River. Finally, in Section 11.5 our conclusions on 
the effects of policy on reconstruction are presented. 
1. We differentiate between housing renewal and housing renovation. Renewal 
involves the complete demolition of existing housing with the site being used for a 
new building. With renovation, no or only a partial demolition takes place and the 
existing building is 'modernized'. We use reconstruction as a general term for both 
activities. 
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11.2 The origins of various projects of tugurio reconstruction 
As should by now be clear from the proceeding text, the housing 
conditions in tugurios are bad in all senses (Chapter 5). This is certainly 
not a recent phenomenon, but has been a characteristic of these rental 
houses from the beginning (Chapter 8). Likewise, from the time of its 
construction (1907), the physical state and living conditions in the 
tugurio 'Casa Rosada' have been abominable. This complex of rented 
dwellings was situated near the San Camilo market (see Figure 5.3). 
This area had been the subject of attention of local and national 
authorities and institutions even prior to the earthquakes of 1958 and 
1960. In the 1940s, the area was remodeled through the widening of 
existing streets and the construction of new streets. In 1953 a study was 
made of the housing conditions and characteristics of the inhabitants of 
Casa Rosada. This study made various proposals including expropriation 
in favour of the tenants as a method of possible quick solution to their 
housing problems (Ministerio de Salud Pública y Asistencia Social, 
1953, p. 4, see also Chapter 8). 
In the 1954, research in the barrios of Arequipa referred to the pro-
blems of the tugurios in general, including 'Casa Rosada': 'There should 
be a law that permits a cleaning and remodelling of the unhealthy 
tugurios, whose inhabitants did move to new dwellings [in the perip-
hery, dv]. Otherwise the owners will only rent out the dwellings for 
higher prices without collective benefits' (Pinillos and Neyra, 1954, p. 
34). 
But despite this, and some newspaper publications about the problems 
of daily life in this and other tugurios, during the 1950s, no (public) 
action was undertaken to change the housing situation. Reasons for this 
range from the almost exclusive attention paid to housing ownership, 
shortfalls in (municipal) financial resources to an almost complete 
concentration of policy on the developments in the periphery of the city. 
Only in the early 1960s, soon after the last earthquake, did various 
projects and proposals for state run projects appear for the reconstruction 
of the area around the San Camillo market. 
Firstly, in 1961, the interior of the San Camilo market was renovated 
(El Pueblo, 4-9-1961). Secondly, it was announced that: 'It is almost 
certain that the construction of the [new] Palace of Justice will start next 
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year'2 (El Pueblo, 4-10-1962). Thirdly, a public project for housing 
renewal was proposed. This proposal concerned the construction of two 
new large buildings on the site of the Casa Rosada tugurio complex. 
Expropriation of the premises was perceived as a necessary pre-condi-
tion (El Pueblo, 8-03-1962). 
Not only were the rental houses in this specific area subject to atten-
tion. A newspaper article in 1962, reported on a census to be held in all 
the deteriorated rental houses in the city (El Pueblo, 14-10-1962). 
Although we were unable to find the reports and conclusions of this 
census, the local paper implied that it was held in October 1962 (El 
Pueblo, 2-12-1963). 
In November 1963, a proposal for a law allowing the expropriation of 
'Casa Rosada' was presented to the Congress in Lima3. When passed, it 
gave the Junta Nacional de la Vivienda (National Housing Organisation, 
JNV) the right to expropriate 'Casa Rosada' and the adjoining premises, 
thus making it possible to construct '... modern [hence 'turn-key', dv] 
houses for the present tenants' (El Pueblo, 8-11-1963). This prompted a 
reaction from the inhabitants of other tugurios who were confronted 
with the same deplorable housing conditions. Shortly after the proposal 
for expropriation, the inhabitants of the tugurios 'Castillo del Diablo' 
and 'Casa Rosada' united in a single tenant organization in order to be 
integrated in one public renewal project (El Pueblo, 12-12-1963). 
This prospect became more substantial when architects from the JNV 
visited not only 'Casa Rosada', but 'Castillo del Diablo' and other 
tugurios in Arequipa to study the overall housing conditions (El Pueblo, 
26-01-64). Later, a group of architects from the JNV again visited the 
'Castillo del Diablo'. They promised a solution to the problems within 
two months and '... were preparing plans similar to those for Casa Ro-
sada' (El Pueblo, 22-03-1964). 
Thus, at the beginning of 1964, it looked as if at least the two largest 
tugurios of Arequipa would become the targets of projects for housing 
renewal. By and large, the plans and proposals contained two main 
elements. The existing rental houses would be demolished in favour of 
new public housing to be put up for sale, and the actual tenants would 
2. Despite this announcement (EI Pueblo 4-10-1962), another in 1963 (El Pueblo, 4-
08-1963) and a presentation of a model of the new building (El Pueblo, 8-10-1966), 
construction only started in 1980 and was finally completed in 1989 (Chapter 6). 
3. On the 19th of February 1964, the expropriation of the premises of 'Casa Rosada' 
finally took place (El Pueblo, 25-06-1964). 
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benefit by having their housing renewed while maintaining their central 
location. 
Before continuing with descriptions of specific developments in the 
reconstruction of rental houses, a few remarks should be made. As early 
as 1964, the links between state rental housing renewal projects and the 
other tugurios in the inner city were underdeveloped. Nowhere in the 
literature we have studied (newspapers, books, other studies, etc.) was it 
even hinted that low rent revenues could be considered as one of the 
main causes for the decay that had occurred, although this was common 
knowledge (Chapters 8, 9, 10 and this chapter). No attention was paid to 
the fact that stimulating the owners of rental houses, for example with 
direct subsidies to facilitate upgrading, tax exemptions or allowing 
individual cases of rent increases, etc., would also be beneficial for 
improvement. The proposed projects concentrated on upgrading by 
means of expropriation and renewal instead of (also) drawing the private 
owners into the picture. 
113 Developments in renewal: the 'Nicolás de Piérola' project 
A large number of elements influenced the evolution of state housing 
reconstruction. In this section we discuss two different subjects. Firstly, 
the various changes that took place in the proposed aims and speed of 
implementation followed by an overview of the phases which have been 
completed. Secondly, issues concerning the (former) tenants and present 
occupants of the completed phases are discussed. The Section is con-
cluded with the general effects upon the tugurios in this renewal project. 
11.3.1 Changes in aims and the pace of renewal 
In March 1964, the vice-president of the JNV declared that the final 
renewal plans were ready and that '.. it is necessary for the tenants to 
cooperate with the JNV to accomplish the program' (El Pueblo, 22-3-
64). 
The renewal plans presented consisted of the following elements. The 
total project involved the (partial) renewal of five manzanas* and was 
divided into five phases which were to be implemented successively. 
4. One large manzana was to be divided into two smaller ones by the extension of a 
street 
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Photo 11.1 The Nicolás de Piérola renewal, Phase II (Vreman&Custers,1990) 
362 
Phase I involved a manzana containing no tugurios, while the others 
involved the demolition of a large number of rental dwellings. The first 
three phases were almost exclusively destined for housing while the last 
two phases mainly involved the construction of commercial space. Most 
blocks of housing units were of four or five storeys, although one even 
had 14 floors. Two types of housing units were offered for sale. The 
first, called a 'flat' consisted of a single level containing a living room, 
two bedrooms, a bathroom and kitchen and measured about 50 m2. The 
second, called a 'duplex' contained a living room, bedroom and kitchen 
(and stairs) on one level and a hall, bathroom, toilet and two more 
bedrooms on the second, covering in total about 75 m2. The total project 
in the 'Casa Rosada' area became known as Conjunto Residencial 
Nicolás de Piérola (El Pueblo, 22-03-64). At the time, it was the largest 
proposal for urban renewal in Peru (El Pueblo 16-7-1964). 
At the presentation of the final plans it became clear that two 
elements had been reconsidered. 
Firstly, the previous clear (published) statement that stated that the 
original tenants of 'Casa Rosada' would be able to occupy the new 
housing units had been made in mid February: 'Besides a commercial 
function, [the project, dv], would serve to lodge the present inhabitants 
... ' (El Pueblo, 16-2-1964). At the disclosure of the final plans (22-3-
1964), it became obvious that most of the original tenants would receive 
new housing but not in the inner city. From that time on, it was stressed 
by the authorities that the project in the inner city was not a public 
housing project: 'not for people who want to buy but only for those who 
can afford to buy' (El Pueblo, 28-6-1966). The tenants of the inner city 
were to be relocated to the periphery: 
'.. all [current, dv] inhabitants will receive new accomodation, not 
in the new project, but in peripheral housing that is especially con-
structed for them' (El Pueblo, 16-07-1964). 
These so-called 'parallel projects' of minimal housing, provided low cost 
housing under ownership conditions (see next section). 
Secondly, the plans did not include the tugurio 'Castillo del Diablo' 
nor any other, but were limited to the 'Casa Rosada' complex only. 
After the Nicolás de Piérola plan was published, the tenants of 'Castillo 
del Diablo' probably realized that they would also risk loosing their 
centrally located housing in the case of renewal which reduced their 
initial enthusiasm. From the side of the authorities, the JNV, the last 
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(public) reference to an integrated project was made in early 1964 (El 
Pueblo, 22-3-1964). For 'Castillo del Diablo', no plans for public 
renewal were proposed between 1964 and 1989 (see Section 11.2). This 
was despite the fact that the authorities continued to stress that all 
tugurios had to be renovated or renewed (see Chapter 9). 
At the start of construction work in the inner city (1966), it was pro­
jected that the renewal of 'Casa Rosada' would be finished in five years 
(El Pueblo, 3-11-1966). But progress on the project has been much 
slower and the scale of projected phases has also changed (see Figure 
11.1s). 
Even in 1979, when phase ΠΙ was finally finished, it was stated that 
the next phases were 'to be crystallized in the next two or three years' 
(El Pueblo, 7-11-1979). The slow progress with the 'Nicolás de Piérola' 
project must be attributed to two, closely related, important causes: 
funding problems coupled with constant management shifts and increas-
ing legal problems. 
The constant changes in management of the project coincided with a 
succession of funding organizations. Table 11.1 is a review of the most 
important changes. 
The implementation of phase I started during the (first) government 
of Belaunde Terry (1963-1968). He himself being an Arequipian and an 
architect, the project received special presidential attention6. The nation-
al governmental organisation managing the project was the JNV. Hous-
ing projects managed by this (centralistic) organisation mainly concen-
trated on the construction of housing for the middle class funded by 
private investment. Projects of the same type, were also started in Lima 
and Cuzco. These were meant to supply a kind of alternative to periph-
eral housing especially for these income groups. The re-evaluation of the 
initial plans for 'Casa Rosada' was most probably influenced by this 
attitude. Phase I was financed by a private investment fund, while the 
additional peripheral housing programme, the 'Parallel Projects' was 
5. Originally, phase ΠΙ included the land on which phase IV was built. Therefore, 
phase IV must be seen as an addition to complete phase III, and not as the original 
Phase IV which included an entire manzana (consequently the total number of 
phases rose to six, a division which we will utilize from here on). 
6. The President intervened personally in a conflict that arose about expropriation in 
1964. The organization of owners was granted an interview and finally the property 
to be expropriated was limited to that of Gómez Cornejo (El Pueblo, 22-09-1964). 
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Figure 11.1: Phases of the Nicolás de Piérola renewal project (Source: EN ACE, 
1990) 
entirely financed by public funds through the JNV. 
After the military government took over in 1968, the MVC was put in 
charge of the project. This Ministry concentrated, at least in its stated 
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intentions, on the provision of housing for the lower income classes. The 
Ministry put emphasis on (financial) assistance, guidance and devel-
opment of the Asentamientos Humanos Marginales (as they are now 
known, then they were called Pueblos Jóvenes) situated on the periphery 
of Peru's cities. Despite this, the 'Nicolás de Piérola' project continued 
providing inner-city housing for the (lower) middle class (CEDER, 
1989, p. 29). 
Table 11.1 Management and financial organisations of 'Nicolas de Piérola' 
Year and phases Financed by 
1966 
phase I 
1969 
phase II 
1977 
phase III 
1980 
phase IV 
19(??) 
phase V+VI 
Fondo Nacional 
de Jubilación Obrera (FJO) 
(JNV for Parallel Projects) 
Banco Nacional de la 
Vivienda (BNV) 
(EMADIPERU for the 
Parallel Projects) 
Banco Hipotecario 
de Arequipa (BHA) 
Fondo Nacional de la 
Vivienda 
(FONAVI) 
? 
Managed by 
Junta Nacional de 
la Vivienda (JNV) 
Empresa de Administración 
de Inmuebles del Perú 
(EMADIPERU) 
(EMADIPERU) 
Empresa Nacional de la 
Edificaciones 
(ENACE) 
ENACE and 
Municipalidad de Arequipa 
Translations: Fondo Nacional de Jubilación Obrera: National Fund of Retired 
Workers (FJO). Junta Nacional de la Vivienda: National Committee of Housing 
(JNV). Banco Nacional de la Vivienda: National Housing Bank (BNV). Banco 
Interamericano de Desarrollo: Inter-american Development Bank (BID). Empresa de 
Administración de Inmuebles de Perú: Firm of Real Estate Administration in Peru 
(EMADIPERU). Empresa Nacional de Edificaciones: National Building Firm 
(ENACE). Fondo Nacional de la Vivienda: National Fund for Housing (FONAVI). 
The MVC managed phase II, through an agency, the Empresa de Ad-
ministración de Inmuebles de Perú (Firm of Real Estate Administration 
366 
in Peru, EMADIPERU). Phase II was financed by the state controlled 
Banco Nacional de la Vivienda (National Housing Bank, BNV) which 
received a substantial financial injection from the Inter-american Devel­
opment Bank7, securing continuation of the project. The 'parallel pro­
ject' at Pedro Diaz Canseco, needed to relocate the tenants affected by 
phases Π and Ш, was financed by EMADIPERU. So, instead of a 
mixture of private and public investment, public resources alone were 
used for this phase. 
When these funds were exhausted, continuation of the project was 
severly threatened. Finding sufficient new capital to continue into the 
next phase was very difficult considering the overall economic situation 
in Peru which had started to decline rapidly in 1975 (Chapter 3). There­
fore phase III was scaled down. In 1978, a part of the (expropriated) 
area originally destined for the remaining part of phase ΙΠ was sold, by 
EMADIPERU, to the Banco Hipotecario de Arequipa (Mortgage Bank 
of Arequipa, BHA)8. After building new housing units, the bank sold 
them and provided mortgages to the purchasers. 
In 1981, the de-centralized successor of EMADIPERU, the Empresa 
Nacional de Edificaciones (National Building Firm, ENACE) was put in 
charge of selling the housing units of phase Г and also became the 
managing organization for the total project (El Pueblo, 17-10-1981). The 
Fondo Nacional de Vivienda (National Funds of Housing, FONAVI) 
financed the construction of phase Г . FONAVI depended on the 
contributions (taxes) of workers in the formal sector (Basurto, 1987, p. 
213). The fund is closely linked to the state controlled BNV which 
administers it and which also has an influence over the allocation of its 
funds (Becarra, 1988, p. 79). 
Since phase Г was finished in 1984 and there has been no work 
since, it is presumable that no other private or public funds could be 
found to continue the program. FONAVI, originally appointed to finance 
the next phases, ran out of funds as high inflation greatly reduced the 
incomes of the people it depended upon and also eroded the (real value 
of) repayments on outstanding loans (Becarra, 1988, p. 80). Besides 
FONAVI was, in jurisdiction, limited to the construction of housing and 
could therefore not finance the construction of commercial space (as was 
planned for phases V and VI, see Table 11.2). 
7. In total the BNV received US $12.5 million (at 1972 exchange rates, EMADI­
PERU. 029-75/VI-7164-15). 
8. For the equivalent of US $82,500 (1978 rates). 
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The lack of funds and constant management changes proved to have 
severe consequences for the progress of the project. But, parallel to 
increasing financial problems, legal problems also developed. Although 
expropriated, there had been constant arguments between the original 
owners and ENACE (or previous organizations) about legal aspects of 
the project. To find the roots of these problems it is necessary to return, 
briefly, to the first period of expropriation in 1964. 
At that time, the government of Belaunde Terry expropriated the main 
parts of manzanas 21-A, 30-A and 31-B9 (see Figure 11.2). In 1969 and 
1972, there followed other rounds of expropriation. The military govern­
ment expropriated the premises numbered 1 to 10. For the proprietors of 
manzana 31-B, numbers 6 to 9, consesions were made: their property 
was divided by a line parallel with and 30m from the street. The part on 
the street side remained their property while the other part was expropri­
ated. Number 5 was divided differently and for the main part expropri­
ated. In the following years at least four of the original owners began 
legal procedures to reclaim their expropriated properties. To illustrate the 
problems concerning these lawsuits we discuss one case in more detail. 
This case is interesting because the proprietor is disputing expropriation 
of premises located on manzanas 30-A and 31-B. 
In 1986, the proprietor started a lawsuit, at local level, in which two 
claims were made for a return of expropriated property and for compen­
sation for the loss in rent revenues over a period of 16 years. The claims 
were based upon the expropriation act of 1969. One of the conditions in 
the expropriation act stated that actual construction on the expropriated 
property should start within 10 years (ENACE, 1987). In 1984, however, 
only phase Г had been finished, including the extension of the street 
Dos de Mayo. ENACE denied the charges and tried to find all kinds of 
means of preventing return of the expropriated properties10 in order to 
secure continuation of the project. 
While the law suit was being handled two things happened. Firstly, 
the total area of phase VI (manzana 30-A) was handed over from 
9. The numbering of the manzanas refers to the cadastre of 1948 (Municipality 
Arequipa, 1990). The whole area expropriated originally belonged to the Cornejo 
heirs. The property (on which Casa Rosada was built) was subdivided over various 
manzanas as a result of the modifications in the 1940s. 
10. It even listed parts and paragraphs of four different laws which it claimed would 
prove that the expiry date of the Expropriation Act would only be reached on the 
31st of December 1989 (ENACE, n.d). 
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Mercado 
San Camilo 
IHM Expropriation 1964 
E 3 Expropiation 1969 and 1972 
ΖΖ Ζ Extention Dos de Mayo street 
1-10 Premises numbers 
21a-43b Manzana numbers 
Figure 11.2: Expropriation of 'Casa Rosada' in 1964, 1969 and 1972 (Sources: 
Cadastro Municipalidad de Arequipa and ENACE, 1990) 
ENACE to the Municipality of Arequipa. It was mentioned explicitly, 
that this also included responsibilities for all lawsuits with the original 
owners (Ministerio de Vivienda y Construcción; Resolución Ministrerial 
No. 255-87-VC-5600, 1987). Secondly, ENACE sold property A (the 
solid shaded area of manzana 30-B in Figure 11.2) to an association of 
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small traders, called 'Tupac Amaru'11. One could wonder about the 
timing of these two acts: The transfer of expropriated property, over 
which legal battles are being fought, and the sale of property which had 
been expropriated in the name of public interest to a commercial organ-
ization which is planning to build a small shopping centre. 
In May 1990, the local court decided that the property should be 
returned to its original owner. However, by this time ENACE had taken 
the case to the Supreme Court in Lima. Presumably, mainly to gain 
more time: an official of ENACE stated that he wondered if as a result 
the owners might lose one of the claims (Interview with an official of 
ENACE, 1990). However, this means that even if resources were 
available, the total area for renewal would be reduced. 
Despite these financial problems, management shifts and legal problems, 
more detailed plans were made for phase V, covering the total (expropri-
ated) area of manzana 30A12. In a memo from ENACE, the start of 
construction was planned for the end of 1987 (ENACE, 1987, n.p.). 
However, this did not occur. 
In the plan for this phase, the emphasis shifted from housing to the 
construction of commercial and office space. This was in accordance 
with the original 1964 plans. Some 82% of the area is now reserved for 
commercial functions (Table 11.2). There are also plans for phase VI, 
which also mainly involve the creation of additional commercial space, 
but will undoubtedly be subject to further changes. 
11. This area of 283 m2 was sold for the equivalent of US $5,448 (at 1987 rates) 
(Registro Público de Arequipa, Ficha 3438). 
12. With calculated costs of US $1,945,000 (at 1987 rates). 
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Table 11.2 Proposed functions in Nicolas de Piérola phase V 
Function Number of units Area m2 
Commercial space 
Offices 
Housing 
Other 
218 
29 
35 
1 
11,274 
1,300 
2,600 
122 
Total 283 15,296 
Source: ENACE, 1987, Anexo 3. 
In total the project has so far taken more than 24 years to build 603 
housing units in the inner city and only three of the five phases original-
ly planned had been completed by 1992. Clearly, this rate of progress is 
not according the pace projected (initially planned to take a couple of 
years). The actual progress in the project is presented as the total 
number of units, their type and year of completion and total costs in 
Table 11.3. 
Table 11.3 The four completed phases of 'Nicolás de Piérola' 
Unit/function 
Flats 
Duplex 
Shops 
School 
Completion Year 
Costs in US $ 
Phase I 
80 
70 
4 
0 
1967 
990,1002 
Phase Π 
62 
206 
4 
1 
1974 
1,875,500' 
Phase III 
28 
102 
0 
0 
1979 
718.5004 
Phase Г 
0 
55 
28 
0 
1984 
432,700s 
Remarks: For phase I, both construction and land costs are included. Phases II, III 
and IV, include construction costs only. Parallel Programs are not included. In US $ 
using official exchange rates of the various years of completion (ΓΝΕ, 1989, p. 72). 
Sources:2El Pueblo, 3-11-1967.'Ficha 1688, Registro de la Propiedad Inmueble, 
1974/Ficha 3440, Registro de la Propiedad Inmueble, 1978.5E1 Pueblo, 12-03-1984. 
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As can be seen, the number of housing units differed greatly from phase 
to phase. In addition, the individual housing units were enlarged in 
phase ΙΠ. The duplex units had an additional bedroom, creating a second 
type of this unit. The only accommodation units in phase Г were 
duplex type homes with either two or three bedrooms (El Pueblo, 3-01-
1981). Based on the number of housing units and the average household 
size13 of the actual inhabitants we estimated that the four completed 
phases of the renewal project presently accommodate some 2,700 
people. 
In terms of design, the whole 'Nicolás de Piérola' project shows no 
connection with the traditional building style in the inner city. Phase I 
could be considered revolutionary in height and style, greatly contrasting 
with the surrounding area. The multi-storey square blocks of phases Π 
and Ш, with visible concrete stairs on the outside, represent another 
construction style. Phase IV, the most recent building, constitutes yet 
another break from the earlier phases. Its six floors, with shops on the 
ground floor and gallery type duplex units above also contrast greatly, 
both with the two storey traditional houses around it and with the previ­
ous phases of the project. 
11.3.2 The inhabitants of 'Nicolás de Piérola' 
In the first place, despite all the other changes that have occurred, the 
most important aspect of this renewal project was the relocation of many 
tenants to the periphery. But what specific factors contributed to this? 
Secondly, as many of the original inhabitants were replaced, it is 
interesting to find out where the new inhabitants came from: did the 
project generate a process of residential mobility within the inner city, 
for example, of better off tenants from other tugurios'! 
Thirdly, and most important for the acceptance of future housing 
renewal projects, what can be concluded when the present characteristics 
of the tugurio inhabitants are compared with those of the current inhab-
itants of 'Nicolás de Piérola'. 
The tenants of 'Nicolas de Piérola' 
The new dwellings in 'Nicolas de Piérola' were far too expensive for 
most of the original tenants. In 1966, a few of them were quoted in the 
13. The average household size was 4.5 people (Sample, 1990). 
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newspaper (El Pueblo, 13-9-1966): 
M. Vargas (46, housewife): 'We are not in a position to acquire an 
apartment. The monthly repayments for the purchase-rent contracts are 
much too high. Our husbands are labourers and their salaries are just 
sufficient not to starve.' 
E. Gutiérrez de Vargas (47, housewife): 'In his last visit, the Presi-
dent [Belaunde Terry, dv] promised us houses in accordance with our 
economic situation. As we know, this has not happened. As long as 
we do not get this, we will stay forever in our places.' 
I. Juño (30, labourer): 'I do not agree with the proposed rents by the 
JNV; it is a sacrifice to pay those monthly 15 soles because of the 
high costs of living and I am the father of five children'. 
N. Salas (48, tailor): 'As there are three projects, 'Nicolás de Piérola', 
'Tasahuayo' and 'Satélite', we have to analyze the possibilities to 
acquire a house in one of these'. 
Although there were a limited number of dwellings reserved for the 
inhabitants of the tugurios (in phase II), only a very small number were 
actually able to buy one. As is indicated by the quotations, the principal 
reason for this was the high purchase price of the units. This was despite 
financial assistance being offered. 
Table 11.4 Purchasing prices (in US $) of housing units in the various phases of 
Nicolás de Piérola 
Phase 1(1967) Phase Щ1974) Phase ПІЦ978) 
Flat1 Duplex-12 Flat Duplex-1 Flat Duplex-1 Duplex-2' 
Price 4,620 9,900 4,419 8,527 4,005 9,790 10,235 
Number 80 70 62 206 28 56 46 
Remarks: Purchase-prices in US $ and under 20 year purchase-rent contracts 
'Containing two bedrooms. Containing three bedrooms. 'Containing four bedrooms. 
Sources: El Pueblo, Interviews ENACE and BHA. 
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For phases Ι, Π and Ш, all housing units were offered under the condi­
tions of a purchase-rent contract under which 10% of the total price had 
to be paid as a deposit while the remainder was spread over equal 
monthly payments for the following 20 years. For phase I, interest (6%) 
and anticipated inflation (2%) were included in the total purchasing 
prices. In the other two phases similar conditions where offered (Table 
11.4). 
Exact prices and purchasing conditions for phase Г were unavailable 
but it is clear that these were much higher than in phase Ш, as most of 
the units available were larger than the units in the previous phases and 
no flats were available. Besides in relation to similar renewal projects 
Pease Garcia commented: 
'Even in the 1980s, when the economic crises removed all hope of 
technological solutions, the government pretended to solve the 
housing problem by building apartments at an average cost of US 
$20,000' (Pease Garcia, 1988 p. 87). 
This certainly rules out the possibility that any previous tenants could 
have obtained an apartment in phase IV. But even in earlier phases, and 
despite the financial help, the new dwellings were very expensive for 
previous tenants. For example, at the time of phase I, the Legal Mini­
mum Income was about 1,150 soles, then the equivalent of about US 
$38 per month (El Pueblo, 31-1-1967). This meant that roughly 45% of 
this income would be needed to cover the monthly repayments for a flat. 
Besides the purchasing prices, other factors led to selectivity in 
inhabitants. For the 150 apartments of phase I, more than 1,000 house­
holds applied (El Pueblo, 6-09-1966). In effect this reduced the chances 
for the previous tenants as they had been offered (cheap) housing 
elsewhere. For the second phase, the following requirements were 
publicized: applicants should be able to show either a marriage certifí-
cate or a birth certificate for their oldest child, a certificate from the 
Oficina de Registros Públicos proving that they owned no other real 
estate, and a legal declaration of monthly income (El Pueblo, 11-03-
1975). Especially the last condition restricted access of people working 
in the informal sector, a characteristic of many tugurio inhabitants. As 
phase ΙΠ was financed by the BHA, employees of this bank received 
priority and special financial facilities (Interview with a BHA official, 
September 1990). For phase VI, financed by FONAVI, besides the costs, 
there were other factors producing selectivity in inhabitants. Only 
374 
workers who had contributed to the funds of FONAVI had access, in 
effect only those employed in the formal sector of the economy (Ba-
surto, 1987, p. 214). 
All in all, it is very clear that the tenants of 'Casa Rosada' had very 
limited access to 'Nicolás de Piérola'. For them cheap housing was 
provided in the 'Parallel Projects'. These projects of 'Minimal Housing' 
as they were also called, were specially designed for the displaced 
tenants. About 130 houses, of 46 m2 on sites of 200 m2 became avail-
able in 'Chapi Chico' located in the District of Miraflores. These houses 
were offered under the same purchase-rent conditions as in the project. 
In 'Tasahuayo' (District of Paucarpata) 146 houses of 35 m2 were 
constructed on plots of 160 m2, also with the possibility of a 20 year 
purchase-rent contract14 (Paredes, 1991, p. 9). An additional 'Minimum 
Housing' program was located at 'Pedro Diez Canseco' (District of 
Paucarpata). Here more than 200 families received loans financed by 
EMADIPERU. Other inhabitants with more moderate economic 
resources, at the time of demolition for phase Π and ΠΙ, were relocated 
to 97 houses built in various peripheral neighbourhoods. In total, more 
than 500 tenant-households were relocated to the periphery as a result of 
the renewal project. The costs of these parallel projects, including the 
loans made, amounted over one million dollars15. For the next two 
phases (V and VI) there are no detailed alternative programs, although 
there has been reference to 'a program of sites and services for the 
benefit of inhabitants who do not have financial resources' (ENACE, 
1987, Anexo 3). 
It is also clear that housing circumstances for the tenants remaining in 
the tugurios did not change for the better. In 1964 and 1969, the largest 
part of the manzanas destined for phases V and VI were expropriated. 
14. Total costs per housing unit in 'Tasahuayo' were 67,000 Soles (US $2,031), 10% 
to be paid immediately, the rest over 20 years. The monthly repayment amounted to 
313 soles (US $10.30, El Pueblo, 26-01-1967). 
15. No financial information could be found on Chapi Chico, nor on the inhabitants 
that were dispersed over various neighbourhoods. Total costs for 'Tasawayno' for 
the JNV were over 9 million soles, mainly used to finance the 20 year mortgages (El 
Pueblo, 29-10-1966 and 23-03-1967). The 200 new inhabitants of Pedro Diez 
Canseco received loans under the same conditions at a total cost of 25 million soles 
for EMADIPERU (El Pueblo, 23-12-1974). Using the official exchange rates, these 
total figures alone were equivalent to US $336,000 and US $646,000 respectively. 
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This created an atmosphere of uncertainty for the owners of premises in 
these manzanas. ENACE (or previous organizations) had also been 
waiting until they could start with renewal. Besides, it must be realized 
that plans to upgrade the area were first published in 1962. From that 
time on, more than 30 years ago, no maintenance, let alone renovation 
or renewal, of the existing housing stock took place. As a result the 
housing stock on these two blocks is completely dilapidated (Photos 
11.1 to 11.4). 
Like many other tugurio inhabitants, most people living here are 
dependant on the informal sector for work and income (see Chapter 7). 
No wonder, that the strategy to relocate the informal sector towards the 
periphery did not work, especially in these manzanas, which just happen 
to be right in the middle of the area with the highest concentration of 
informal activities (Chapter 8). Many of the street vendors working 
around the market area live in these premises, and many also have their 
storage space here. However many (forceful) attempts are made to 
relocate street vending and other informal activities to other places 
outside the inner city, they will return to their homes and continue to 
press their mark upon the area. 
The new inhabitants 
About 23.1% of the present heads of household in 'Nicolás de Piérola' 
had no previous location in Arequipa. This meant that they migrated 
'directly' from elsewhere. The other inhabitants of 'Nicolás de Piérola' 
had previous location(s) in Metropolitan Arequipa and thus moved 
'indirectly' to one of the housing units. As Figure 11.3 illustrates, the 
majority of these inhabitants had lived within the Cercado district of 
Arequipa before moving into the project. Overall, some 45% of the 
present heads of household in 'Nicolás de Piérola' moved from another 
location in the district of Arequipa into the project. The remainder came 
from the other districts, in particular Miraflores, Paucarpata and Yana-
huara. 
What were the reasons for leaving a previous dwelling in the Cercado 
district of Arequipa? Of those heads of households that had occupied a 
previous dwelling in the inner city, 56% mentioned factors related to 
their tenant status as the main reason for moving. Another 20% men-
tioned factors related to the former household situation as their main 
reason. The proportion mentioning tenant status points indirectly to the 
fact that the majority of the previous dwellings were not owned. These 
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factors closely coincide with the reasons that were given as the main 
attraction to the present dwelling (Sample, 1990). 
V 
о 
D 
Oiract migrant· 
Indirect migrants 
Loca Ι ιy born 
Figure 11.3: Migration and residential mobility for Nicolás de Piérola (Source: 
Sample 1990, n=182) 
Table 11.5 Entrance status of heads of household in Nicolas de Piérola 
Age Child Single/ Couples Couples Total 
independent no children with children 
0-20 
21-25 
26-30 
31-35 
36-50 
Total 
5.6 
4.4 
0.0 
0.0 
O0 
10.0 
2.8 
2.2 
1.1 
0.6 
00 
6.7 
0.6 
2.2 
2.2 
2.8 
Li 
8.9 
0.0 
6.7 
12.8 
47.2 
21 
74.4 
0.9 
15.5 
16.1 
50.6 
8.9 
100.0 
[180] 
Source: Sample, 1990 
377 
In entrance status the heads of household of Nicolás de Piéiola differed 
from those of the tugurios: most were at a later stage in the family 
cycle, with most families being well established, having children aged 
between five and ten. Virtually all the heads of household that were 
unmarried or single at entrance came independently as second occupiers 
of the dwelling: the stringent entrance requirements restricted access in 
the first instance almost exclusively to families with children. These 
requirements also led to limited access for 'direct' migrants; only eight 
of our respondents had migrated from outside the urban area to the 
project (that is when the new housing became available). The remainder 
of the respondents had at least one previous location in Greater Arequi-
pa. 
Most of the inhabitants of 'Nicolás de Piérola', recorded a lengthy 
residential stay once having obtained their dwelling. No less than 70.8% 
of those interviewed had moved in immediately after construction was 
finished (in 1967, 1973, 1975 or 1983, Sample 1990). Assuming that the 
later inhabitants, that is those who moved to units of the project as the 
second or third owner-occupant, shared the same characteristics as the 
previous occupants at entrance, the following remarks could be made 
about residential mobility within the inner city. 
As stated above, 55% of the heads of household moved from outside 
the district of Arequipa into the project. When this figure is projected 
onto all 603 households presently occupying 'Nicolás de Piérola', this 
means that no more than roughly 270 households had a previous loca-
tion within the district of Arequipa. This disputes the claim that the 
project principally served as an alternative for centrally located housing 
(that is within the district of Arequipa). Besides, even if all the present 
inhabitants of 'Nicolás de Piérola' who had a previous dwelling in the 
inner city had lived in tugurios, the project's effect as a housing alterna-
tive would be fairly limited. The 270 households who moved from 
elsewhere in the inner city represent significantly less people than the 
some 500 households, or roughly 2300 tugurio inhabitants who moved 
to the periphery as a result of phases П, Ш and Г . 
In any case, the number of inner-city tugurio inhabitants who could 
have obtained accommodation within this renewal project is significantly 
less that the number who were forced out. 
The present inhabitants of 'Nicolás de Piérola' and the tugurios 
In this section we briefly consider some aspects of the present inhabit-
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ants of the completed phases of the renewal project and compare them 
with those of iMgtmo-inhabitants. We do this mainly to emphasize the 
differences between the two housing segments. 
Certainly compared to the present heads of household in the tugurios, 
those in the renewal project could be characterized as mature as over 
50% were older than 45 (Table 11.6). This age difference is also related 
to the differences in household composition. With a higher average age, 
the stages of the family cycle that the project inhabitants were different 
from those of the tugurio inhabitants. 
Table 11.6 Age group distribution of heads of households in tugurios and 'Nicolás 
de Piérola' (in %) 
Age groups Tugurios Nicolás de Piérola 
15-25 
26-35 
36-45 
45-55 
56-65 
>65 
Total 
7.4 
24.3 
26.9 
20.3 
12.3 
8.8 
100.0 
[408] 
4.8 
14.4 
30.5 
28.3 
15.0 
7.0 
100.0 
[187] 
Source: Sample, 1990 
According to the age of the heads of household, the households were 
divided into groups labelled as being in an early, middle or late stage of 
the life or family cycle (for non family hhs. and family hhs, respectiv-
ely, see Table 11.7). As we can clearly see the majority of the heads of 
household of Nicolás de Piérola is concentrated in the later stages of the 
life or family-cycle, this contrary to the heads of the tugurio households. 
379 
Table 11.7 Stages of family or life cycle in tugurios and 'Nicolás de Piérola' (in %) 
Tugurios Nicolás de Piérola 
Non Non 
Family hhs. Family hhs Family hhs Family hhs 
43.1 
15.7 
41.2 
100.0 
[51] 
45.2 
36.3 
18.5 
100.0 
[356] 
84.2 
5.3 
10.5 
100.0 
[19] 
28.6 
43.3 
23.2 
100.0 
[168] 
Source: Sample, 1990 
Table 11.8 also makes clear that the employment of the heads of house-
hold in the renewal project is concentrated in different sectors than the 
tugurio households' heads. Most heads of household in the project are 
employed in the service sector while a relatively large number were 
government employees. There was an especially large number of 
teachers. 
Table 11.8 Employment of heads of households in 'Nicolás de Piérola'(N. de 
P.) and tugurios 
Tugurios 
N. de P. 
Employment in: 
Industry 
17.8 
10.8 
Commerce 
62.4 
32.5 
Services 
18.4 
51.0 
Other Total 
1.4 
2.5 
[359] 
[152] 
Source: Sample, 1990 
Also in the district (location) of employment there are notable differ-
ences between the heads of household in the two types of housing. 
Where the heads of the tugurio households mainly focused on the 
district of Arequipa, this is less so for the employed household heads in 
Stage 
Young (<41)) 
Middle(41-55) 
Older (>55) 
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the renewal project. In 'Nicolás de Piérola', 57.3% were working in the 
district of Arequipa while this was 73.8% for the heads of household in 
tugurios. This is closely related to the fact that most (informal) commer-
cial activities are located in the central district. 
Comparing the incomes of the economicly active heads of household 
in the two housing segments, it is obvious that most heads of household 
in 'Nicolás de Piérola' are in another income category than those of the 
tugurios. 
Table 11.9 Monthly income for household head and households (in US $) for 
Nicolás de Piérola (Ν. de P.) and tugurios (in %) 
Income (US $) Household head's income Total household's income 
Categories Tugurios N. de P. Tugurios N. de P. 
< o r 50 
> 50-100 
>100-150 
>150-200 
>200-250 
>250 
15.0 
42.2 
26.4 
5.6 
3.1 
7.8 
100.0 
[360] 
6.3 
26.1 
22.2 
17.0 
5.7 
22.7 
100.0 
[176] 
6.5 
30.4 
28.2 
15.1 
5.6 
14.2 
100.0 
[372] 
1.6 
14.2 
12.0 
13.7 
12.0 
46.4 
100.0 
[183] 
Source: Sample, 1990 
Looking at the total monthly household income in the two housing 
sectors, the differences are even greater. This is aside from the large 
variation within each sector. 
A comparison of these few features of the inhabitants of 'Nicolas de 
Piérola' and the tugurios firmly establishes a picture of two clearly 
distinct 'types' of populations. These characteristics also reflect the 
selection of inhabitants that took place during the renewal process. It 
also suggests that housing renewal by projects similar to Nicolás de 
Piérola is likely to be regarded by the tugurio inhabitants as 
unfavourable to them. Consequently, their attitudes toward future 
projects of housing upgrading in the inner city are also likely to be 
negative. 
381 
11.3.3 Conclusions about the 'Nicolás de Piérola' renewal project 
On the basis of the data presented in the preceding sections, three con-
clusions can be drawn. 
In the first place, the progress of the renewal project was very slow as 
a result of the combined effects of frequent management changes, 
considerable difficulties in funding and legal problems. Since the start in 
1966, only 603 new dwellings have been built in the inner city as a 
result of this project. For the period between 1966 and 1992 this is a 
disappointing average of 23 dwellings a year. 
In the second place, however, the renewal project was at the expense 
of the centrally located accommodation for the low income tugurio 
inhabitants. Despite the aims originally stated, those previously housed 
in the 'Casa Rosada', on which the phases Π, ΠΙ and Г were built, 
were almost all relocated to the periphery. Those tenants still living on 
the sites of the future phases have seen serious degradation in their 
housing as for over 30 years no maintenance has been performed. 
Thirdly, more than half of the project's population moved from 
outside the inner city. The differences in age, family and employment 
structure and, especially, the financial situation of the households in 
'Nicolás de Piérola' and the tugurios, are considerable. Two clearly 
different population groups can be distinguished. This stresses how, as a 
consequence of the selection process, the housing in 'Nicolás de Piérola' 
was neither an alternative nor a solution for the problems of inner-city 
rental housing. 
All in all, the project can hardly be called a successful example of 
housing renewal seen from the tenants' point of view. 
11.4 Recent developments on the Left Bank of the Chili River 
We ended Section 2, with the remark that for two tugurios the proposals 
for publicly funded renewal looked promising: the 'Casa Rosada' and 
the second largest tugurio of Arequipa, 'Castillo del Diablo'. But this 
second tugurio was excluded from Nicolás de Piérola and consequently 
the deterioration in this large tugurio, and also in the other rental houses 
in this area, continued during the following decades. 
Aside from 'Castillo del Diablo' (No. 1 in Figure 11.4), there are 
other larger rental houses in the area: 'La Cabezona' (No. 2), Έ1 Mata­
dero' and the 'Callejón del Solar' (No. 3). Presently, these three build-
ings accommodate 169 families or some 850 people (see Appendix 1). 
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Beside these large buildings, there are also some smaller tugurios in the 
area (see Figure 5.3). Also in these tugurios no large scale plans of 
(publicly funded) upgrading had been developed up to 1989. 
1 Castillo del Diablo 
2 La Cabezona 
3 El Matadero/C.del Solar 
4 Barrio Obero 
9 l P 0 m Q Other Tugurios 
Figure 11.5: Left bank of the Chili River (Source: Cadastra Municipalidad de 
Arequipa, 1990) 
In February 1989, exceptionally heavy rain and run off from the 
higher parts of the city affected the rental houses in this low lying area 
of the inner city. With heavy rain, another situation led to much damage 
being done in the 'Margen Izquierda' area. The 'Puente Bajo Grau' 
(Lower Grau bridge) which was under construction acted as a kind of 
barrier as it blocked more than half of the bed of the Chili River (El 
Pueblo, 12-03-1989). As a result, the Rio Chili burst its banks and the 
Avenida La Marina was practically washed away. Most of the dwellings 
affected on the Left Bank were located in Barrio Obrero No. 1 (Figure 
11.4, No. 4), and in several large rental houses. In these buildings the 
dwellings of over 350 families suffered water damage (El Pueblo, 9-02-
1989). 
During a visit to the victims in 'Castillo del Diablo', mayor Cáceres 
proposed that the inhabitants could move to a peripheral housing project 
(El Pueblo, 27-02-1989). As far as we could determine, no tenants had 
accepted this proposal. To help the victims, money was raised from all 
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available sources. Various countries donated money16 and the Are-
quipians themselves gathered money by 'paving' various side walks in 
the centre with thousands of (Inti) notes. As a result, 112 of the most 
affected families received some money to ease their most acute prob-
lems17. 
Shortly after these events, plans were made to reconstruct and reno-
vate the tugurios located in this area. That the plans were serious, 
became clear in June 1989 when an article in the government newspaper 
announced the intention of expropriating the premises of both 'Castillo 
del Diablo* and 'La Cabezona' (El Peruano, 20-06 1989, p. 75373). 
After expropriation of both premises, with about 600 inhabitants (105 
families), the objective would be to construct houses for these inhabit-
ants. This was to be financed by the BNV. The bank would also supply 
funds for the (temporary) relocation of the inhabitants during the con-
struction period (MVC, 1989, n.p.). 
To expropriate these two tugurios Law No. 25052 was specially 
passed. A clause in the law stipulated that the actual expropriation had 
to take place before the end of 1989 (MVC, 1989, n.p.). The law did not 
(directly) refer to other tugurios located in the area. Apparently, only the 
renewal of 'Castillo del Diablo' and the renovation of 'La Cabezona' 
were considered. 
The MVC initiated the plans18. The Ministry gave four important 
reasons for the project: 
'(1) Physical upgrading of colonial structures used for housing, (2) 
Improvement of the living conditions, taking into account the 
requirements that facilitate adequate [social, dv] relations between 
its inhabitants, (3) Demarcation of public and private space within 
the buildings (4) Implementation of an approach which could be 
used in similar cases within the inner city'(MVC, 1989, p.7). 
Besides these four main elements, the report also mentioned the follow-
ing: "... on the basis of original division and overall evaluation, to deter-
mine a mechanism for the allocation of the housing units and legal 
16. Holland (US $2,000), United States, Japan, Federal Republic of Germany, and 
others. 
17. 'Camino del Inti' (Path of Inti's) in which US $2,000 was donated (El Pueblo, 
4-03-1989). 
18. Later, ENACE was also asked to help in the formulation of the plans (ENACE, 
1989, n.p.). 
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ownership titles' (MVC, 1989, p. 8). This need for a 'mechanism of 
allocation' could be considered as an indication that it was already clear 
that not all inhabitants would be able to return after reconstruction. 
Although unfamiliar with the above presented information, the 
inhabitants of both tugurios organised in committees to protect their 
interests, namely cheap and centrally located housing, storage and com-
mercial space. 
To this end, in 'El Castillo', the Asociación de Vivienda Quinta Salas 
(Housing Association of Quinta Salas) was founded in August 198919. 
By means of a law suit they tried to prevent expropriation and renewal 
before definite agreements were made about their relocation to (new 
houses on) the site. 
The inhabitants of 'La Cabezona' pursued another tactic. By means 
of their tenant organization they tried to prevent, together with the 
INCR, the proposed extensive renovation by pointing out the 'status' of 
the property. In 1972, the INC20 had listed the property as a monument 
(Ш.СА, 1990, n.p, see also Chapter 8). This 'status' carries detailed 
conditions under which renovation is allowed. These conditions for 
preservation (as was needed by most of the late colonial-early republican 
structures) certainly did not constitute an economicly attractive 'invest­
ment'. The result was a very complicated mix of new housing units and 
limited commercial space21, which would without doubt raise the costs 
far beyond the initial estimates. This in turn prevented funding by the 
BNV as the sale prices for dwellings funded by this institute were 
limited by law (Basurto, 1987, p. 213). 
In both cases it was not, in the first place, the owner(s) who protested 
against expropriation, but the inhabitants. Only later did the owners 
protest. One of them, who was living in 'La Cabezona', complained that 
his part of the building was in good condition and that 'expropriation 
would ruin his family as they depended on [their income from, dv] the 
building' (Callata Casani, 1989, p. 3). 
The main fear of the inhabitants (including some owners) was that, 
once (temporary) removed from the premises, they would be unable to 
return to the newly built dwellings, as they would be too few in number 
19. Registro de Personas Jurídicas, Arequipa, Ficha no. 2575: 18-08-89. 
20. This organization was the predecessor of the IRCA (see chapter 8). 
21. Most notes and memos from the MVC only referred to the construction of Uni-
dades Vecinales (housing units). One however, also mentioned the construction of 
commercial space. However, which all would publicly be offered for sale (and not to 
the present inhabitants only) (MVC, 1989, n.p.). 
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and too expensive. They more or less accused the MVC and the Muni-
cipality of trying to deport them from the inner city. Seen in the light of 
the other renewal project ('Nicolás de Piérola') this was not unrealis-
tic22. 
Until today, the tugurios on the Left Bank have not seen any (recon-
struction activities. The expiry date of the expropriation law has now 
passed depriving the proposed projects of their legal basis for 'forcing' 
the owners and inhabitants to cooperate. 
11.5 Summary and conclusions 
To avert the downward spiral of decay of rental houses in the inner city 
of Arequipa, a programme of publicly funded renewal projects was 
proposed. At least this was meant to set an example for the upgrading of 
rental houses. From the beginning, however, the first project (Nicolás de 
Piérola) was never integrated in a broader policy of urban renovation. It 
became a kind of 'solo'- project to replace (only) the tugurios of 'Casa 
Rosada' and 'Castillo de Diablo'. Possible connections with other 
activities which could have stimulated the renewal, renovation and 
upgrading of other rental houses were neglected. 
Major changes in the aims of the proposed renewal projects had 
occurred during the planning stages in 1962. Most of the original tenants 
did not benefit from the renewal of rental housing in the inner city as 
they were relocated. Also the programme became limited to one project 
involving a single (though the largest) tugurio. The progress of this 
project which became known as 'Nicolás de Piérola', was seriously 
affected by the discontinuity or unavailability of financial resources and 
frequent management changes which, during the last decade, have been 
accompanied by serious legal problems. 
The slow progress of the first four phases of this project had a 
strongly negative effect on the manzanas where phases V and VI are 
planned. For more than 30 years no maintenance at all has been per-
formed in these manzanas. Here, the project has achieved exactly the 
opposite of its stated aim, in that it has had deleterious effects on the 
manzanas and the surrounding area. 
This housing renewal consisted of the construction of 'modern' blocks 
22. Information gathered in interviews with the inhabitants of 'La Cabezona', 
including the president of the tenant organization of this tugurio. May, 1989. 
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of housing units. In phases Ι, Π, III and Г , only 603 'turn-key' dwell­
ings have been built. Most of the original tenants of 'Casa Rosada' were 
relocated to new houses in the periphery thus losing their central loca­
tion. Only about half of the present inhabitants of the project moved 
from elsewhere in the inner city (from tugurios or other housing). This, 
in combination with various access requirements resulted in the project 
having limited positive impact on the inhabitants of (other) inner-city 
rental houses. Generally, it can be said that the original inhabitants of 
Casa Rosada were replaced by a social strata with greater financial 
resources and which significantly differs from the (present) tugurio 
inhabitants. 
The housing renewal in 'Castillo de Diablo' proposed in 1964 was not 
carried out, not in the least because both the inhabitants and the author­
ities lost interest. As the renewal programme was not continued, the 
rental houses on the Left Bank deteriorated at the same pace as the rest 
of the inner city. The most recent attempts for renewal and renovation in 
this area were prompted by natural causes that highlighted the vulner­
ability of these buildings. Again, by expropriation, the renewal and 
renovation of (only) two tugurios was considered. Their inhabitants and 
owners protested in various ways against the plans as they expected to 
have little chance of retaining their inner city location if the project was 
to go ahead. The experiences of 'Nicolás de Piérola' have probably 
influenced the credibility of the entire renewal policy and thus the 
cooperation of tugurio inhabitants. As we made clear in our discussion 
about the various public funds which financed the Nicolás de Piérola 
renewal project, there is a certain degree of ambiguity in the claim that 
the renewal project could only be executed with the attraction of more 
resourceful inhabitants ('only those who can afford to buy'). It could 
even be asserted that mostly public resources were used to remove less 
resourceful members of society from the inner city. 
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CHAPTER 12 
SUMMARY AND CONCLUSIONS 
by Geert Custers and Damiaan Vreman 
12.1 Introduction 
The provision of housing for the exploding urban population of the 
Developing Countries is one of the greatest problems facing their 
inhabitants, governments and policy makers. In the majority of the Latin 
American countries and especially in the capital cities, the high popula-
tion growth rates, migration and rising levels of urbanization have led to 
both a massive quantitative shortage of housing as well as qualitative 
deficiencies in existing housing. 
The urban housing market has become characterized by sub-markets 
in terms of location, tenure, quality, level of services and size. However, 
although housing problems greatly vary within these sub-markets, analy-
sis of them has generally been on an aggregated level, rather than 
between sub-markets. One of the most obvious characteristics arising 
from such analysis at this level was the response to the housing prob-
lem: a tenure-sensitive approach which has been largely ignorant of the 
tenure-specificity of the private rental sector in the inner city and has 
concentrated on the peripheral neighbourhoods. 
Indeed, from the early 1940s, most (public) housing policy and strat-
egies in Latin America, can be said to have been tenure-related only to 
the extent that they have been geared towards the promotion and stimu-
lation of the owner occupant sectors and, but for rent controls, to the 
utter neglect of the rental segment. Multi-habitation in the older houses 
of the private (inner city) rental sector, or tugurios as they are common-
ly referred to in Peru, has been considered only a temporary condition, 
or to put it more bluntly, a 'transient evil'. 
The present lack of attention and even neglect of the private rental 
sector was surely influenced by the introduction of the 'stepping' theory 
from J.F.C. Turner in the mid-1960s, in effect pointing to the priority 
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for and eventual aim of housing ownership for all. It was thought that 
expansion of the owner occupant sector was the most important, most 
straightforward and most effective way to reduce housing problems. As 
this influential theory supported mainstream thoughts both in the public 
sense and in politics, attention to and possible strategies for the private 
rental sector stagnated both in the public sense and in scientific studies. 
These features motivated us to carry out research in the Peruvian city 
of Arequipa into the specific conditions of the private sector inner-city 
rental sector. Our intention was to find an answer to the following ques-
tions: 
1. What is the general picture provided by studies on inner-city 
rental housing in Latin America, and what are the main characteris-
tics of Peruvian modernization and urbanization and the historic 
and spatial developments of Arequipa in particular? 
2. What are the physical characteristics of inner-city rental houses, 
the socio-economic and locational characteristics of tugurio inhabit-
ants and to what extent is there a desire for change with the present 
inhabitants of Arequipa's tugurios. How do these characteristics of 
tugurios and of ftigMno-inhabitants compare with those of Are-
quipa's peripheral neighbourhoods? 
3. What was the overall historical context of the developments of 
the tugurios and what specific tugurio policy has been, or is being, 
implemented by local and national governments. What is the influ-
ence of policy on the quantity and quality of rental housing in Are-
quipa's inner city? 
In this chapter, after shortly reviewing the research methods we fol-
lowed, we summarize and discuss the main findings of our study and, 
briefly, evaluate a number of alternatives and options that we think 
would lead to improvements in the private rental sector. 
12.2 Design and implementation of the study 
The study was carried out in Peru's second largest city: Arequipa. 
Situated in the south of Peru, only 150 km from the Chilean border, 
Greater Arequipa has about 650,000 inhabitants. Our choice of this city 
was motivated by two groups of arguments. 
The presence of tugurios and a large housing renewal project in the 
inner city, in combination with a rapidly expanding periphery containing 
various forms of low income neighbourhoods, provided the necessary 
pre-conditions for a comparative study of housing conditions in inner-
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city rental housing and forms of owner-occupation. Arequipa's status as 
the second largest urban settlement in Peru formed another motive. As 
the majority of urban studies in Latin America have been performed in 
large, primary centres, research conducted in a city such as Arequipa 
could contribute to knowledge on low income housing in lesser cities. 
A second set of reasons was made up by the fact that we had already 
conducted fieldwork on the same subject in Arequipa. In this way, this 
study offered the opportunity for a more thorough and comprehensive 
approach benefitting from previous experience and knowledge. 
The research can be divided into three main parts. Two periods of 
fieldwork were conducted in Arequipa, one of seven months in 1988/89 
and another of ten months duration in 1990. These were followed by a 
period of analysis, elaboration and final presentation of the information 
in this thesis. 
During the first fieldwork period we made an extensive inventory of 
the tugurios in the inner city of Arequipa and tested the first version of 
a questionnaire. In addition we visited many local, regional and national 
institutions to collect additional material. Aside from requests for infor-
mation, we tried to establish working relationships with various branches 
of governmental and non-governmental organisations actively engaged in 
housing problems and related areas. 
During the second fieldwork period the revised questionnaires were 
used for a survey of the inhabitants of four different housing segments, 
involving some 1000 interviews. The questionnaires provided data on 
actual housing conditions, migration, aspects of location, income and 
items like the inhabitants' opinions of their habitat and the likelihood of 
future residential mobility. These interviews were conducted with the 
help of a number of university students, who also provided additional 
information on the specific circumstances in the various housing seg-
ments. To gather more information, especially on the owners of the 
tugurios, open interviews were conducted with some owners during this 
second period. Needless to say, the search for secondary data, govern-
mental reports, published and unpublished research reports, theses, and 
newspaper articles, continued throughout both periods in Peru. 
While interpretating the data we gathered, mainly with the help of the 
Statistical Program for the Social Sciences (SPSS), we also used studies 
previously made in other cities of Latin America in order to compare 
our findings and put them into the wider context of spatial developments 
in the inner cities of Latin America. 
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12-3 The background and features of inner-city rental housing in 
Arequipa 
The first three chapters of this book present the thematic, national and 
regional-spatial background for our study of tugurios in the inner city of 
Arequipa. 
In Chapter 1, it becomes clear that the phenomenon of private rental 
houses under conditions of multi-habitation still exists in the majority of 
Latin America's larger cities. In the various countries of Latin America, 
the rental houses are known under various terms, with tugurios and 
conventillos among the most common. For Latin America as a whole, 
information on this housing segment remains partial and largely obsol-
ete. Despite this, what was the general picture that could be drawn from 
the available literature concerning inner-city rental housing? 
On the one hand, the type of tenure, the physical conditions and the 
level of services seem to be more or less the same in the various cities, 
although there are some variations and obscurities like the contradictory 
conclusions of studies on the rental houses of Montevideo. On the other 
hand, the number and location of rental houses differ significantly for 
the various cases. Whereas in La Paz they are located mainly on the 
edge of the inner city, those of Lima and Buenos Aires can be found 
throughout the urban core. The size of the tenant population also shows 
significant variations: from 1% of the population in La Paz, up to 21% 
in San Salvador. We also gave some indications of the variety of the 
socio-economic positions of the tenant populations. Whereas the major-
ity of the tenants in Mexico City and La Paz may be characterized as 
consolidators according to Turner's model, the composition of the 
tenants of the Ciudad Vieja in Montevideo appears to be more complex. 
This general image of parallels and differences appears to hold in the 
two cases which have been studied more extensively, Lima and Monte-
video. On the one hand it is interesting to note, for example, that in both 
cities, there are some peculiarities concerning the form of tenure, i.e. 
renting. On the other hand, differences exist in the types of rental 
housing. In Montevideo, policy led to an increase in the number of 
hotels (the Hygiene Law) and illegally occupied houses (abolition of 
rent legislation), something which is not the case in Lima. Also, whereas 
the physical decay of tugurios in Lima seems not to be a matter of 
discussion, studies in Montevideo have led to differing observations. In 
Montevideo economic developments and fundamental changes in active 
urban policy were the main factors influencing both the quantity and 
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quality of rental houses while in Lima the absence of genuine interest in 
the urban core by both the elite and the state proved to be decisive 
factors. One policy theme appeared to have similar results: rent legisla-
tion. In both Montevideo and Lima rent legislation resulted in a (further) 
deterioration of rental housing. 
In chapter 3 we examined Peruvian national developments since 1900. 
In spite of, or maybe due to, the (experimental) use of various economic 
models during this century, Peruvian modernization has been character-
ized by a high degree of duality, contradictions and crises. Neither the 
export led growth model, nor the later centralized State opting for a 
mixed economy, nor the recent gradual and hesitating return to econ-
omic orthodoxy and privatization, have resulted in a balanced route 
towards integration and development. 
We paid special attention to processes of migration and urbanization. 
Since the early 1960s, rising population growth rates and massive 
migration have both resulted in an increase in the country's rate of 
urbanization. Especially, an important and rapid growth occurred of the 
coastal cities. The inability of the various economic models and strat-
egies to adequately cope with these changing circumstances in relative 
distribution of the population over the country led to some of the 
country's major problems becoming concentrated and manifest in the 
larger cities. Within the country's city ranking, Lima developed into the 
primate city of extreme proportions while the southern city of Arequipa 
became second in rank. 
In Chapter 4, describing a second part of the regional background, we 
turned to the specific historical and spatial developments in the city. In 
Arequipa, mainly on the basis of wool exports, a commercial system 
started to evolve and was at its height between 1870 and 1920. During 
the growth and development of this regional export based economy, 
Arequipa was able to obtain a dominant position as the main accumula-
tion node of the southern sierra. Since the 1920s, a gradual disintegra-
tion of this pattern occurred and the city went through a period of 
stagnation between 1940 and 1960. As a result of various factors, 
including a growing decoupling from (agricultural) developments in the 
other southern departments, a drought in the sierra and two earth-
quakes - all during the quinquennia from 1955 to 1960 - industrializ-
ation became the primary strategy in an attempt to restructure the 
economic basis of the city. Despite the initial success of industrial 
promotion and the start of three large scale modernization projects, 
incentives were not sufficient for continued extension and diversifica-
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tion of the industrial function during the 1970s and 1980s. Commerce, 
becoming increasingly informal in character and in range mainly limited 
to the urban area and to the department of Arequipa, and the sector of 
governmental employment are presently two of the most important 
sectors in the city. 
During the late 1930 and up to the mid-1950s, the considerable 
number of migrants from the departments of Puno and Cuzco did not 
lead to rapid growth of the urban population. This is because in the 
period before 1955 the effects of immigration were largely compensated 
by emigration. Average annual population growth rates between 1940 
and 1960 were the lowest of all large Peruvian cities with the exception 
of Cuzco. During the same period, the city experienced a 'switch' in the 
origin of its inhabitants. During the 1960s however, the population 
growth exploded, with growth rates of up to 6% annually, principally 
due to much smaller levels of emigration in combination with a larger 
natural increase. The 1970s saw a decrease in overall population growth 
and during the following decade growth declined further and is presently 
around 3.5% per annum. The rising number of inhabitants firmly 
secured the city's second position in the rank of Peru's urban centres. 
Before 1955, the population was still mainly accommodated within 
conventionally constructed housing located within the boundaries of 
three districts, although some extension of non-conventional housing into 
the periphery had already begun. By the late 1950s, the traditional urban 
housing market could not supply sufficient cheap housing to keep up 
with the natural population increase and the growing stream of immi-
grants. Low income groups massively turned to alternative, non-conven-
tional housing construction in the periphery. Hence, the urban housing 
market became subdivided in various types of Asentamientos Humanos 
Marginales (As. Hum. Mar.) and, in all senses better equipped, regulated 
and traditional settlements. Also in the inner city, this same separation 
could be seen between the private rental houses and traditional apart-
ments, houses, etc. of owner occupants. 
Spatially, the growing number of As. Hum. Mar. gave rise to a fast 
but neighbourhood by neighbourhood expansion into the periphery 
during the 1960s and 1970s. After 1980, the spatial pattern deviated 
from the previous gradual extensions as large housing areas appointed 
by the municipality were rapidly urbanized under new conditions of 
planning and peripheral housing expansion. Unlike in other larger cities 
of Latin America the urban extension did not lead to the rise of import-
ant alternative centres. 
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Our conclusions with respect to the first set of research questions can be 
summarized as follows: 
- The overview of available information on rental housing suggests 
the necessity for detailed case studies in order to obtain a current and 
comprehensive picture of inner-city rental housing in Latin America. 
When looking at the explanations for the quality and quantity of tugu-
rios, this necessity seems even more relevant. 
- Within the national context of Peru, urbanization and migration 
could be pointed to as the most fundamental 'revolution' that has 
occurred since the early 1900s. The provision of adequate housing for 
the growing urban population being one of the most eminent problems. 
- The specific historic and spatial developments in Arequipa, especial-
ly those concerning functional aspects and the role migration played in 
the overall population growth, make the city different from, for example, 
the larger capital cities of Latin America including Lima. The middle-
size scale and its main economic sectors of employment being of a 
commercial-administrative character, with a large degree of informality, 
resulted in the inner city facing different spatial processes as the central 
area remained the main focus of the city, without the development of 
significant alternative centres. 
12.4 The inner city and the tugurios, their inhabitants and their 
prospects 
Chapters 5, 6 and 7 focused on a description of tugurios and the charac-
teristics of their inhabitants. Also their position is compared with the 
characteristics of two peripheral neighbourhoods. 
Chapter 5, considering the physical dimensions of inner-city rental 
housing in Arequipa, described the location and types of tugurios in 
Arequipa. They are mainly situated in the transition zone, an area whose 
actual characteristics and functional developments are heterogeneous. 
Some parts of this transition zone are undergoing a certain tertiarization 
process which may result in the residential function being driven out. In 
two areas, north of the city centre and on the left bank of the Chili 
River, few developments constitute an immediate threat. They are stable 
and stagnant areas which differ significantly from the other two areas: 
the area south of the city centre and the area surrounding the San 
Camilo market which are in an intermediate situation. In the first, the 
urban renewal project, 'Nicolás de Piérola', has until now not resulted in 
the complete disappearance of tugurios, whereas other developments in 
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the second area are limited and, as yet, do not constitute a real threat to 
rental housing. Although they are rather famous, tambos are not the 
most important type of inner-city rental housing. The majority of 
Arequipian tugurios are either casonas or edificios deteriorados whereas 
tugurios de azotea and corralones can be found in almost every 'regu-
lar' tugurio. The callejón is a relatively unknown phenomenon in 
Arequipa. 
The literal meaning of tugurio -shack or hut- is a concept which 
properly characterizes inner-city rental housing in Arequipa. The results 
of the heterogeneous and inefficient use of differing materials and the 
great number of the provisional shelters in patios and on roofs certainly 
justify this rather negative description. The number and size of rooms 
and the level of services to a large degree confirm our definition of 
inner-city rental housing. 50% of the households have to make do with 
only one room whereas over 60% have to be content with 30m2 or less. 
The situation regarding services is somewhat more complex: in the 
majority of cases (70%) households prepare their meals in a 'private 
kitchen'. On the other hand, however, toilets are usually shared (66.5%). 
In some cases, the water supply is either insufficient or not available at 
all. From the quotations reproduced in Section 5.3 it appears that the 
characteristics of tugurios themselves have changed little in recent times: 
in the early 1990s the situation does not differ too much from 1945, 
1953, 1958, 1973, 1977 and 1987. 
Comparing inner-city rental housing with the two As. Hum Mar., 
Ciudad de Dios and Ciudad Mi Trabajo, one opinion immediately arises: 
in all physical aspects Ciudad Mi Trabajo comes off best. Looking at the 
photos, the general state of the neighbourhood (roads, pavement, market 
and so on) also is very positive. On the other hand, Ciudad de Dios 
confirms the common image of a recently founded As. Hum. Mar. 
Households living in this part of the Northern Cone have to put up with 
the smallest dwellings, with provisional constructions and with either 
non-existing (toilets and electricity) or inadequate (water supply) ser-
vices. But by the installation of services in Ciudad de Dios (construction 
of water and electricity supplies) and the continuation of the self-help 
process, the quality of housing in this neighbourhood will get better. 
Given the invariability of the characteristics of tugurios, neighbourhoods 
like Ciudad de Dios will improve beyond them. However, in view of the 
fact that Arequipa is growing continuously, new As. Hum. Mar. will ap-
pear. 
In chapter 6 we turned to characteristics of the households populating 
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the tugurios. In the first part, we studied the migration setting and the 
previous residential movements of the heads of tugurio households. 
Most of them originated from outside Greater Arequipa and thus were 
migrants. Most migrants, but also locally born heads of household, 
moved into the rented dwellings of the inner city at an early stage of the 
life or family cycle, although the 'bed-and-locker' bachelors certainly 
did not form the overwhelming portion of these new residents. The 
advantages of a central location were most frequently mentioned by the 
heads of household as a reason for a location in the private rental houses 
of the inner city. Considering the inflow of tenants, the pattern was 
diverse. During all four previous decades, new inhabitants moved in, and 
even during the 1980s the number of direct migrants still formed large 
proportion of those that newly entered. In this sense, there is no evi-
dence of extreme saturation of Arequipa's inner city, although variations 
could be seen for the various parts of the inner city. Despite this, it 
should be noted that about two thirds of all heads of household presently 
populating the tugurios have never experienced a previous housing 
location in Arequipa outside the inner city. 
The second part of the chapter investigated various household charac-
teristics in order to find certain variables that could be linked with the 
(high) occupancy rate. A number of items passed in review, ranging 
from average age of the heads of household (44 years), household 
composition (53% of the population belonged to the standard nuclear 
families and another 27% to the extended households), employment 
structure (45% of the heads of households are informally employed) 
levels of income (37% of the households earned less than $100 a month) 
and tenure related aspects (78% of the regular tenants paid less than 5% 
of their household budget on rent). A set of variables were fitted in a 
least square model in an attempt to explain the variance in the occu-
pancy-rate. The outcome was an adjusted square R of 47%. The various 
variables were then included in a logit model, which showed that these 
variables were able to predict the situation of overcrowding with an 
overall correct classification of 75%. As such, the recognized variables 
could be of help in identifying households for special policy purposes. 
Comparing the characteristics of the inhabitants of the two peripheral 
low income housing segments with those of the tugurios inhabitants 
brought about some interesting resemblances and differences between 
the two. At the entrance of the inhabitants of the various housing 
segments there seems to be little difference in age and other characteris-
tics, except that ownership was explicitly mentioned by the inhabitants 
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of the peripheral neighbourhoods as reasons for (re)location. Residential 
turnover in the owner occupant neighbourhood of Ciudad Mi Trabajo 
was significantly lower than in the tugurios, illustrated by an analysis of 
selected inhabitants in tugurios and Ciudad de Dios. Most likely this 
characteristic of low residential mobility will be repeated in Ciudad de 
Dios. In employment and income levels, the variation between the two 
peripheral neighbourhoods was largest. As was the case in the com-
parison of the physical characteristics, the tugurios take a mid-position, 
while the two neighbourhoods Ciudad Mi Trabajo en Ciudad de Dios 
can be regarded upon as two extremes in the range of low income 
peripheral neighbourhoods. 
In chapter 7, the characteristics of households of the tugurios were 
further examined. This time, the respondents' evaluation of their habitat, 
the presence, effectiveness and aims of existing tenant organisations and 
items concerning future residential mobility were considered. As in our 
earlier study from 1985, the majority of the respondents appeared to be 
dissatisfied with their dwelling, the size of rooms and a general dissatis-
faction being the most important explanatory categories. On the other 
hand, those who were content referred in the first place to the overall 
advantages of the location and secondly to a general satisfaction with 
the housing conditions. 
Organized actions to improve housing conditions did not appear to be 
very common. On the one hand a relatively small group considered 
organizations a proper way to solve housing problems whereas on the 
other hand respondents often did not know the extent of the organization 
and were unhappy with their activities. The lack of familiarity with, and 
support of, organized actions was explained by the kind of activities and 
their lack of success. The relations between the tenants themselves also 
proved to be an explanatory factor. 
The majority of the respondents want to move, the general dissatisfac-
tion with their habitat being the most important explanation. Comparing 
this wish with socio-economic variables revealed that this wish was not 
statistically significantly related. Almost 50% of those who want to 
leave had already been successful in obtaining a plot. Informal relations 
proved to be crucial during exploration of the real estate market. The 
fact that a majority of the owners had obtained the property before 1980 
combined with the motives given for not yet living at their new address 
led us to conclude that the tugurio inhabitants look upon their property 
as a kind of insurance. Those who were presently searching for an 
alternative address, included a relatively large group who stated they did 
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not want to move. The fact that a quarter of those 'actively searching' 
were exploring the real estate market in the Cercado district (which is 
almost saturated with affordable and suitable housing locations) added to 
our doubts as to whether many tugurio inhabitants will really succeed in 
leaving the inner city. All in all, we could remark that on the one hand, 
the tugurio population is not very active in improving their present 
housing conditions and, on the other hand neither are they very eager to 
leave the rental house. Therefore we may infer that residential turnover 
of the present tenant population is unlikely to become much higher than 
was previously the case. 
Comparing the level of organization of the tugurio inhabitants with 
that of the population of Ciudad de Dios and Ciudad Mi Trabajo we 
observed notable differences like the percentage of people that are 
familiar with organizations, the kinds of activities and the kinds of criti-
cism of the organizations. However, there is one significant parallel 
between organizations in tugurios and in Ciudad de Dios and Ciudad Mi 
Trabajo: they are not very popular among the respective populations nor, 
in many cases, have they reached their goals. Comparing potential 
migration, it became obvious that, unlike the tugurio population, a 
majority of the inhabitants of Ciudad de Dios and Ciudad Mi Trabajo 
would prefer to stay in their present dwelling. Those of Ciudad Mi 
Trabajo because of factors related to the consolidated character of the 
area, those of Ciudad de Dios because of elements related to the (recent-
ly obtained) proprietor status. 
Our conclusions with respect to these issues can be summarized as 
follows: 
- In the tugurios, the overall physical conditions, as such, were found to 
be below reasonable standards, a situation which is coupled with a 
relatively large number of household members per dwelling. 
- The heads of household are for a large part informally employed in the 
inner city and as such the íMgtírio-households clearly belong to the lower 
income categories. 
- Half of the heads of household want to move, and this forms an 
explanation for both the low level of organization and the meagre 
enthusiasm of tenants to improve the housing conditions within their 
tugurio. 
- The two neighbourhoods Ciudad Mi Trabajo and Ciudad de Dios can 
be regarded as two extremes in the range of low income peripheral 
neighbourhoods. In this continuum, the tugurios hold an intermediate 
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position regarding almost all of the aspects we investigated. 
12.5 Overall historical-spatial development of the inner city, rent 
control, owners and projects of inner city renewal and renovation 
In chapter 8, an overview was presented of the origin and overall 
developments of the tugurios, while chapters 9, 10 and 11 were devoted 
to a discussion of the more specific factors recognized in chapter 8. This 
was done to illustrate policy factors affecting the quality of inner-city 
rental housing in Arequipa, but definitely not ruling out the individual 
options and motivations of the tugurio owners. 
In Chapter 8, we described how most Arequipian tugurios originated 
from the second part of the nineteenth century when the inner city 
started to undergo several fundamental changes that were the result of 
the new economic position of the city. The construction of tugurios por 
origin and also the evolution of tambos and casonas into rental houses, 
or tugurios por proceso, took place in this context of specific functional, 
technical, spatial and demographic transformations. This growth of rental 
housing was solely due to private 'entrepreneurs' as the local govern-
ment seemed unconcerned with the housing problems of the lower 
classes. The housing quality of tugurios, which seemed to be poor from 
the start, received little attention from the authorities, although the local 
press frequently mentioned the problems with sanitary conditions. 
In the era between 1920 and 1956, the inner city reached its spatial 
limits and underwent deeper fundamental changes. Because of the 
emigration of the elite, the number of casonas increased, whereas 
economic developments like the opening of the San Camilo Market and 
the ongoing industrialization of the Left Bank provoked the construction 
of new tugurios por origin. The local government was especially 
concerned with the expansion and beautification of the city and the 
remodelling of the 'Casa Rosada' complex in the 1940s was the only 
'policy' that influenced the tugurio stock. 
The earthquakes of 1958 and 1960 resulted in an immediate decrease 
in the stock of inner-city rental housing, whereas policy, following these 
disasters, resulted in a further reduction. Furthermore, the ongoing 
tertiarization of the area contributed to a gradual reduction of the 
number of tugurios. Since the 1970s, however, the supply of tugurios 
houses has stabilized, due jointly to a completion of the transformations 
and renovations that occurred as immediate response to the earthquakes, 
a tightening up of rent legislation, and changes in investment opportun-
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ities. 
Since 1985, pressure upon the inner city has been growing through all 
kind of projects aiming at its 'revitalization and upgrading'. By no 
means it is the IRCA alone that is slowing down the Municipality's 
'rentability biased' drive towards 'modernization' of the inner city. The 
main influences of the overall economic situation in Peru and the 
gradual exhaustion of the resources of regional institutions and the 
Municipality certainly impressed their mark upon the pace of the 
developments in the period from 1985 to 1992. But despite these forces 
it was undoubtedly true that the inner city witnessed a revival of build-
ing activities compared to the years preceeding 1985. 
However, looking at the rental houses located in the 'transitional 
zone' it can be concluded that at least their numbers stayed more or less 
stable. Sadly, this was also true for the quality of housing in the tugu-
rios. The various policies, projects and other measures taken by all kind 
of parties certainly had a continuing negative influence on the already 
insufficient state of repair of these buildings. 
In chapter 9, we described how the Peruvian rent laws were intro-
duced and they developed into an extensive set of legislation on rental 
housing in three distinctive periods. 
Between 1938 and 1952, the laws were reactions to public discontent 
concerning rent levels and the security of accommodation in Liman 
tugurios, and did not offer integral solutions to the problems related to 
rental housing. Moreover, matters were not only partially settled, but 
application of the law was limited at best, as is shown by comments in 
latter laws and information collected by Collier. Although the intention 
of the laws appeared to be pro-tenant, in many cases proprietors saw 
sufficient possibilities to violate these laws. In any case, decreasing 
revenues led to a further deterioration of rental housing and the con-
struction of new tugurios ended. In the period between 1952 and 1968 
politicians lost interest in rental housing and strict enforcement of 
existing legislation seemed to be absent. 
Law No. 21938, from 1977, was enacted in an era when the state 
sought structural solutions to social problems, and housing issues took a 
prominent place. It was indeed the long awaited 'all encompassing' law 
which combined issues that had been part of earlier legislation but also 
included other issues. Furthermore, it seems to be obeyed at least 
partially. The motives for this difference can be found in the political 
atmosphere of the period when it was enacted and, to some degree, in 
emancipation of the tenants who realize that they are protected by the 
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law. Notwithstanding the many objections to (elements of) the law, on 
the whole No. 21938 was and is looked upon as a pro-tenant document 
which protects the inhabitants of tugurios against arbitrary actions by 
owners. 
In the third period (1985-1991), laws tackled the enormous decrease 
in the real value of rents caused by the process of inflation. These did 
not structurally maintain the rent revenues, but worked solely by way of 
ad hoc adjustments. It is obvious that these adjustments were not suffi-
cient to compensate for the losses in rent revenues: in 1990 tenants 
(still) paid extremely low rents. Finally, the Fujimori government 
introduced a structural solution to the determination of rents, but appli-
cation of this solution appears to be almost non-existent. 
In Chapter 10, the position and motivation of the iHgwrio-landlords 
were considered, alongside their plans for the future. Arequipian land-
lords certainly do not constitute an urban oligarchy like their counter-
parts in Lima or Mexico City. As in La Paz, the majority of proprietors 
possess just one tugurio. Other variables, like the location of their 
residence, occupations and the dependence on rents, also point to the 
small scale nature of tugurio ownership in Arequipa. 
There is general discontent, or at least indifference, among the 
landlords concerning their property, the low rents being the most import-
ant motive. As was demonstrated by several examples and comparisons, 
incomes from letting are low. Especially for the heirs of owners, indi-
vidual rent revenues are insignificant as they usually have to share them. 
This discontent is also expressed in the poor relationship between 
landlords and tenants and their opinions of rent laws. This situation 
influences the quality of living in tugurios as it leads to the absence of 
maintenance and repairs of construction and services. However, we 
should remark that the deterioration of the tugurios is partially contrib-
uted by the way in which tenants reconstruct or expand their living 
space (see Chapter 5). 
It is no wonder that the majority of owners in general and purchasers 
in particular, do not intend to continue letting rooms, especially those 
landlords and/or buyers who have developed specific plans for the near 
future like car-parks, shopping centres or houses. The plans of heirs, 
however, are less specific. Therefore, on the one hand, the lack of 
interest in the tugurio and the plans for the future point to a loss of 
tugurio living space in the inner city of Arequipa. On the other hand, 
other factors indicate a survival of tugurios, for at least the near future. 
Firstly, many buildings are owned by more than one person and deci-
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sions on the future are frustrated because of disagreements between 
these landlords. Secondly, although Law No. 21938 results in low rents 
and the deterioration of living space, like laws elsewhere for example in 
Mexico City and Montevideo, it also protects the tenants. As we showed 
with three cases, change of function is hampered severely by lawsuits 
between owners and tenants. One case has been dragging on for seven 
years! Taking into account the group which has no plans at all, it is not 
likely that the quantity of tugurio living space will reduce significantly 
in the coming years, although new space will definitely not appear. 
In Chapter 11, attention was focused on the development projects or 
inner city reconstruction. To change the spiral of the degradation of 
private rental houses in the inner city of Arequipa, a large publicly 
funded renewal project was considered. At the least it was meant to set 
an example for the upgrading of rental housing. From the beginning, the 
renewal project was never firmly integrated in a broader policy of urban 
renovation and was principally limited to a kind of once off project to 
replace (only) the tugurios of 'Casa Rosada' and 'Castillo de Diablo'. 
Possible connections with other elements which could have increased the 
renewal, renovation and upgrading of other rental houses were 
neglected. 
Major changes in the stated aims of the project already occurred 
during its planning stages. No longer were the original tenants to benefit 
from the renewal of rental housing in the inner city and the project also 
became limited to one (although the largest), tugurio complex. The pace 
of execution of the project, 'Nicolás de Piérola' as it became known, 
was seriously affected by the discontinuity or non-availability of suffi-
cient financial resources and frequent management changes which, 
during the last decade, have been accompanied by serious legal prob-
lems. The project has run into, what seems to be, another long period of 
inaction. 
The slow implementation of the various phases had strongly negative 
effects on the manzanas where phases V and VI are planned. For more 
than 30 years no maintenance at all has been conducted on these manza-
nas. Here, the project has achieved exactly the opposite of its stated 
goal. 
The housing renewal in the inner city was executed by the construc-
tion of 'modern' blocks of housing units. In phases I, II, ΙΠ and IV, 
only 603 'turn-key' housing units have been built. The original tenants 
of 'Casa Rosada' were relocated to new houses in the periphery . Only 
about half of the present inhabitants of the renewal project relocated 
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from elsewhere in the inner city, from tugurios or other housing. This, 
in combination with various access thresholds, reflects the low impact of 
the project on inhabitants of (other) inner-city rental houses. Generally, 
it can be said that the original inhabitants of Casa Rosada were replaced 
by a more resourceful social strata which are significantly different to 
(the present) tugurio inhabitants. 
The renewal of 'Castillo de Diablo' proposed in 1964 has not been 
carried out, not in the last instance because both inhabitants and author-
ities lost interest. As the plans for renewal were not executed, the rental 
houses on the Left Bank deteriorated at the same pace as the rest of the 
area. The most recent attempts for renewal and renovation in this area 
were triggered by natural causes that suddenly demonstrated the vulner-
ability of the buildings. Again, the expropriation and renewal and 
renovation of (only) two rental houses was considered. Inhabitants and 
owners protested against the plans, as they would expect to have little 
chance of retaining their inner city location in the case of renewal. Or, 
to put it differently, the experience of 'Nicolás de Piérola' probably 
negatively influenced the cooperation of tugurio inhabitants and thus the 
credibility of the renewal policy. 
Our conclusions with respect to the information presented in Chapters 8 
to 11 can be summarized as follows: 
- The quantitative and qualitative evolution of rental housing in Are-
quipa's inner city has been gradual in character. Only natural causes, the 
earthquakes, have induced a sudden and rapid change in numbers. 
Despite this we recognized two main policy elements that influenced the 
quantity and quality of the tugurios in Arequipa: rent laws and renova-
tion policy. 
- The application of Law No. 21938 and the insufficient adjustments to 
the level of the rents worked largely to the advantage of the tenants and, 
especially for the heirs of owners, rent revenues are insignificant. This 
situation influences the quality of living in tugurios as it leads to the 
absence of maintenance and repairs to the buildings and services. 
- It is clear that there exists a certain degree of ambiguity in the argu-
ment that the renewal project could only be executed with the attraction 
of more resourceful inhabitants. It can even be asserted that, primarily, 
public resources were used to remove less resourcefull members of 
society from the inner city. Because of the unsuccessful attempts at 
renewal, in more than one way, the interest of present tugurio inhabit-
ants in renewal or renovation are low or even rejective. 
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12.6 Propositions and considerations on future strategies 
Our overall conclusion is that the private rental sector in Arequipa is 
characterized by a large degree of stagnation and little change or im-
provements of the housing conditions. This is despite the fact that 
private sector rental housing accommodates the majority of low income 
people in the inner city. Drastic measures are needed to ensure that this 
situation is turned around for the better. What are, in this context, the 
aspects to consider for tenants, owners and policy? 
1. Improvements to the housing conditions in inner-city rental housing 
can only be realized if it has a prominent place and forms an integral 
part of sound and comprehensive planning of the developments in the 
inner city. It is important that such planning sets aside space for (public 
or private) rental housing in the inner city as a large number of the 
present tugurio inhabitants depend on the inner city as a place of 
employment. 
2. Seen in the perspective of the numerous legal battles that are being 
fought between tenants and owners, among groups of owners as well as 
between groups of tenants and especially the often very long time it 
takes to settle these cases, a simplification of legal procedures involving 
tenancy and ownership issues would be advantageous. Most of all better 
education on tenants' and landlords' rights and obligations would reduce 
the existing ignorance of this area. Besides better control of the existing 
rent law, standard rent contracts could be a relatively easy way of 
improving the tenants-landlords relations. 
3. The most urgent need, regarding the structural downgrading that 
occurred in rental housing, is to increase the revenues of renting (in real 
terms). Hence, the most logical and most efficient way of increasing the 
rent revenues for the owners, is simply to (further) relax the existing 
rent legislation and consequently to require the majority of the low 
income workers in the inner city to spend a greater proportion of their 
income on housing. 
Relaxation of the rent ceiling would be perfectly in line with the 
current national policy of liberalisation, the reduction of subsidies, etc. 
Besides, and certainly one of the strongest arguments pleading for 
relaxation of the rent laws, is the fact that past efforts of the government 
to stabilize the rents through rent controls have proved to be detrimental 
for the housing conditions in the inner-city rental sector. In fact, the rent 
ceiling has proved to be one of the largest obstacles, certainly from the 
standpoint of the owners, in the provision of adequate rental housing. 
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4. However, we would like to point to two major issues concerning the 
overall relaxation of the rent ceilings. Rent control should not be abol-
ished, so to say, from one day to the next. This would cause complete 
disarray in the private rental sector and, equally importantly, it would 
give rise to an enormous and sudden increase in rents. The negative 
effects of such a step were seen in Montevideo following the abolition 
of rent restrictions there. 
Therefore, to more or less guide the process it would be far more 
sensible to introduce a certain standard or basis on which rent increases 
could take place and, more importantly, under specific time conditions. 
We do not think in terms of months but rather in terms of years. The 
offering of a strict time schedule and precise regulation of increases 
would benefit both tenants and owners as the longer term prospects 
would become visible long before the actual payments (benefits or costs) 
would have to be made. 
5. A second major issue which should receive attention is the fact that 
the actual structure of the private rental sector varies in the various 
cities, even within one country. The situation in Peru is certainly not the 
same for all the larger cities. The size and structure of Lima's rental 
sector in the inner city and neighbouring areas differs from the processes 
and characteristics of the same sector in Arequipa. To point to just one 
aspect: the inner city of Arequipa still is the main core of the city while 
this is much less so for Lima. Therefore we plead for relaxation of the 
rent ceilings on a city by city basis. This is not unrealistic, as became 
clear in the introduction of the rent laws in the late 1930, when a city 
wide control of rent ceilings was first established in Lima and only later 
followed by nation-wide control of rents. Implementing a new national 
policy with variations on city level would be equally viable. 
6. Besides integral planning, better information campaigns, a gradual and 
differentiated relaxation of the rent laws there are still some other 
options to be considered, ideally linked to a policy of rent ceiling 
relaxation. Tenure expansion involving the creation of publicly funded 
rental housing in the inner city is another nation-wide possibility. This 
would reduce the negative effects of reconstruction projects involving 
only occupant-ownership. 
7. Other still available areas of urban policy to revitalize the private 
rental sector is a tugurio by tugurio basis. Credit facilities could be 
biased towards the provision and expansion of private rental accommo-
dation, to enlarge both their quantity and quality, and (individual) tax 
incentives granted to the owners of existing rental houses, all with strict, 
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and controllable conditions. Financing on this small scale would be 
much more easily manageable than the present large scale approach. 
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Appendix 1: The sample 
'If researchers are interested in a population for which no listing or 
source is available, it will be necessary to investigate the possibility of 
constructing a sample frame' (Dixon and Leach, 1977, p. 25). 
As in many other developing countries, the availablity of an up to 
date and trustworthy sample frame forms the biggest problem in conduc-
ting respresentative research. These were exactly the circumstances in 
Arequipa. Even if data on rental housing had been available from the 
last census, 1981, it would have been partially out of date. 
Therefore, from the beginning, we excluded part of the original target 
of our study -all inhabitants in Arequipa's private rental sector living 
under conditions of multihabitation- and limited our survey to those 
private rental houses located in the inner city of Arequipa. For dis-
cussion of the limits and characteristics of our survey area, see Chapter 
5. 
Needless to say there was no convenient sample frame for this area 
either. Hence we had to compose a list of all tugurios located in this 
area (for definition of tugurios see Chapter 1). We further restricted the 
sample frame to those tugurios inhabited by four or more households. 
Households were defined as a group of persons who regularly live 
together, are catered for by the same person for at least one meal a day 
and have their own 'private' rooms1. 
The inventory was conducted by the authors with the help of two 
Peruvian students in March 1990. The total survey area was scanned for 
tugurios, fitting our definitions. This resulted in an extensive and time 
consuming process as it virtually meant visiting (and entering) all houses 
located in the survey area. Besides regular houses, shops and other 
businesses had to be checked to verify if there were tenants occupying 
upper floors. Besides establishing the numbers, the inventory offered us 
a first possibility to introduce the research to the inhabitants. During the 
contacts with the inhabitants, we also tried to explain the purpose of the 
research, and showed documents giving us approval to conduct an 
investigation. In this way we tried to establish an atmosphere that could 
secure a smooth continuation of the research and especially of the 
1. Note that in many peripheral neighbourhoods many people eat in communal 
kitchens. However, almost all then eat a second meal together at home and were 
thus not excluded by this condition. 
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survey. 
The final list included the following tugurios in the inner city of 
Arequipa (for location of the tugurios see Figure 5.1.)· The total number 
of households in the private rental houses in the inner city of Arequipa 
was found to be 1,164. The total population was split into two roughly 
equal parts, those in the smaller tugurios and those in the larger ones. 
This distinction was made as we, originally, thought that the characteris-
tics of the households would greatly vary for the two groups. 
Table A.l An inventory of tugurios in the inner city of Arequipa: address, types, 
number of households, households interviewed (and entrance year of the longest 
term tenant). Those tugurios shown in bold formed part of our latter study. 
Direction 
small 
Ayacucho 204 
Bolivar 402 
Bolognesi 311 
Bolognesi 324 
Consuelo 402 
Grau 409 
Leticia 104 
Nueva 313 
Nueva 223 
O. Muñoz Nájar 257 
Pizarra 217 
Pizarra 407 
Santo Domingo 314 
Sucre 525 
Siglo XX 144 
Valdivia 418 
Valdivia 412 
Jerusalén 525 
28 de Julio 307-309 
Ri vero 414 
Sucre 512 
San Juan de Dios 502 
Nueva 330 
Ibañez 104 
Ibañez 108 
Cruz Verde 105 
Type 
corralón 
? 
casona 
casona 
casona 
casona 
ed. deteriorado 
casona 
ed. deteriorado 
ed. deteriorado? 
? 
callejón 
ed. deteriorado 
ed. deteriorado 
corralón 
ed. deteriorado 
casona 
casona 
casona 
? 
casona 
ed. deteriorado 
ed. deteriorado 
casona 
ed. deteriorado 
casona 
N Households 
4 
4 
4 
4 
4 
4 
4 
4 
4 
4 
4 
4 
4 
4 
4 
4 
4 
4 
4 
5 
5 
5 
5 
5 
5 
6 
N in sample 
4 
4 
5 
5 
5 
(Year) 
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La Merced 520 
Nueva 320 
Ayacucho 223 
Victor Lira 245 
San Juan de Dios 520 
A. Thomas 418 
Cruz Verde 423 
Bolognesi 116 
Muñoz Nájar 131 
Villalba 424 
Cruz Verde 116 
Cruz Verde 119 
Cruz Verde 409 
Peru 108 
San Camilo 511 
Ugarte 403 
Bolognesi 340 
Grau 308 
La Merced 208 
La Merced 512a 
Palacio Viejo 404 
Villalba 103 
Cruz Verde 419 
Cruz Verde 113 
Valdivia 402 
Muñoz Nájar 123 
Valdivia 529 
La Merced 405 
Muñoz Nájar 234 
Valdivia 321 
San Juan de Dios 539 
Sucre 545 
Villalba 115 
Villalba 202 
A. Thomas 428 
Α. Thomas 429 
Α. Thomas 548 
Ayacucho 109 
Jerusalén 521 
Leticia 109 
Pierola 510 
Pizarra 210 
Sucre 513 
La Merced 529 
Salaverry 519 
San Camilo 512 
ed. deteriorado? 
ed. deteriorado 
casona 
ed. deteriorado 
ed. deteriorado 
casona 
casona 
casona 
ed. deteriorado 
casona 
casona 
casona 
casona 
ed. deteriorado 
casona 
casona 
ed. deteriorado 
casona 
ed. deteriorado 
ed. deteriorado 
casona/tambo 
casona 
casona 
casona 
ed. deteriorado 
tambo 
casona 
casona 
ed. deteriorado 
ed. deteriorado 
ed. deteriorado 
ed. deteriorado 
casona 
casona 
ed. deteriorado 
casona 
ed. deteriorado 
ed. deteriorado 
casona 
ed. deteriorado 
callejones 
ed. deteriorado 
ed. deteriorado 
casona 
callejón 
callejón-ed.det 
6 
6 
6 
6 
7 
7 
7 
7 
7 
7 
8 
8 
8 
8 
8 
8 
8 
8 
8 
8 
8 
8 
9 
9 
9 
9 
9 
10 
10 
10 
10 
10 
10 
10 
10 
10 
10 
10 
10 
10 
10 
10 
10 
11 
11 
11 
6 
6 
5 
6 
6 
6 
7 
8 
7 
6 
5 
8 
7 
8 
8 
8 
6 
5 
9 
10 
8 
10 
9 
6 
9 
6 
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Muñoz Nájar 128 
Pierola 530 
Pizairo 308 
Bolivar 116 
La Merced 514 
large 
Bolognesi 333 
Dos de Mayo 330 
A. Thomas 464 
San Camilo 519 
Alto de la Luna 212a 
A. Thomas 458 
A. Thomas 452 
Bolognesi 330 
Dos de Mayo 319 
Callejón del Solar 419 
San Juan de Dios 611c 
Pierola 528 
A. Thomas 550 
Nueva 308 
Pierola 520 
Peru 512 
Siglo XX 217 
Muñoz Nájar 246 
La Merced 528 
Peni 508 
Valdivia 515 
Bolognesi 360 
Moral (no number) 
Total 
casona 
tambo 
casona 
callejón 
casona 
tambo 
ed. deteriorado 
ed. deteriorado 
ed. deteriorado 
ed. deteriorado 
ed. deteriorado 
casona 
casona 
? 
callejón 
ed. deteriorado 
callejón-corralón 
casona 
ed. deteriorado 
ed. deteriorado 
tambo-corralón 
ed. deteriorado 
corralón 
callejón 
tambo-corralón 
callejón 
tambo 
ed. deteriorado 
12 
12 
12 
12 
12 
14 
14 
14 
15 
15 
15 
15 
15 
16 
17 
17 
19 
20 
20 
24 
25 
26 
30 
30 
36 
50 
55 
90 
1164 
10 
7 
7 
12 
8 
14 
16 
19 
15 
23 
28 
48 
— 
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Next, a number of tugurios were drawn randomly from each group until 
the statistically required quantity of households was reached2. The 
selected tugurios, 43% of the total number, are shown in bold in Table 
2. We used a confidence limit of plus or minus 5 %, a confidence level of 95% and 
a variability of 50%. Hence, the sample size was required to be 384. By means of 
formulas this figure was adjusted, as we divided the tugurios into small and large, to 
251 (small) and 232 (large) respectively (Dixon and Leach, 1977). As the smallest 
tugurios (4) were relatively few, we drew an additional number of tugurios from this 
group (but without luck). 
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l.A above. It was our objective to interview all household heads in the 
selected rental houses. 
Our questionare was composed of four different themes: migration 
and previous residential mobility, household and economic variables, 
future residential mobility and, lastly, the present housing conditions. 
The themes could be considered as a transformation of the variables 
distinguished by Turner (see Chapter 1). A first version of the questio-
naire was tested in the Antiquilla area, located on the Right Bank of the 
River Chili. After thorough revision, taking account of specific advice 
from various sources on possible improvements, the final version was 
written. 
We decided to interview the heads of household and in only a limited 
number of cases was this 'rule' broken (In eight cases the head of 
household was repeatly absent. In these cases the spouse answered the 
questions). The survey was conducted by a group of around 15 students 
from the Faculty of Architecture from the UNSA. All received the 
questionale well in advance and we organized a special meeting to 
introduce the basics of interviewing (for as far as neccesary) and to 
further explain possible difficulties and complications. 
The survey was conducted on the last two Sundays of March 1990. 
These days were chosen to reduce non-response due to absence. Despite 
these efforts around 14% of the heads of the selected households were 
not interviewed. In Table l.A, the two columns behind each of the 
tugurios marked in bold give an indication of the response rate. As can 
be seen the level of response varied per tugurio. However, it does not 
necessarily mean that individual households did not want to cooperate: 
sometimes we simply found noone at home, even when the various 
dwellings were repeatly visited. 
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Appendix 2: The Exchange Rates 
The economic data collected in the survey, especially that involving 
figures in the national currency, the Inti, were cause for much trouble. 
For this reason we have also included in this appendix both the various 
rates we used to convert the Inti figures of the sample into US $ and the 
national regulated Legal Minimum Monthly Income (LMMI). For 
comparison we also include the figures for the other neighbourhoods 
that were part of our research. 
Table A2. Exchange Courses and LMMI for various months 
Tugurios С. Mi Trabajo С. de Dios Nie. de Piérola 
April June June September 
Exchange 
Bank 
Parallel 
Salaries 
LMMI 
Indice** 
in US $*** 
27,104 
27.740 
1,400,000 
48.3 
51.8 
49,370 
71,932 
2.550,000 
46.5 
51.6 
49,370 
71,932 
2,550,000 
46.5 
51.6 
313,930* 
311.460 
16,000,000 
49.4 
51.0 
* Due to a policy package (paquetazo) in the second half of August exchange rates 
were drastically readjusted 
** Base year 1988=100% 
*** Using bank exchange rales 
Source: Moneda, 24, 1990, p. 73 
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Appendix 3 
BUSTAMENTE/ 
RIVERO 
(194S-19«) 
OFICINA DE UR­
BANISMO DEL 
MINISTERIO DE 
FOMENTO Ύ Ο -
ΒΗΛΒ pd висла 
COOPERACIÓN 
NACIONAL DE 
LA VIVIENDA 
(CNV) 
OFICINA NACIO-
NAL S E 
PLANEAMIENTO 
URBANA (ONPU) 
ODBÍA 
(1948-195«) 
OFICINA DE UR-
BANISMO DEL 
< MINISTERIO DE 
FOMENTO Y O-
BRAS PÚBLICAS 
COOPERACIÓN 
NACIONAL DE 
LA VIVIENDA 
(CNV) 
FONDO NACIO-
NAL DE SALUD 
Y BIENESTAR 
PRADO 
(1956-1962) 
ОРІСШЛ DE UR­
BANISMO DEL 
Л MINISTERIO DE 
FOMENTO Y O-
BRAS PUBLICAS 
COOPERA Ci ON 
NACIONAL DE 
ILA VIVIENDA 
(CNV) 3 
JUNTA DE 
OBRAS 
INSTITUTO DE 
LA VIVIENDA 
(INVI) 2 
COMISIÓN PARA 
LA REFORMA 
AGRARIA Y 
LA 
VIVIENDA 
FONDO 
NACIONAL 
JUNTA(1962) 
BELAUNDE 
(1963-1968) 
OFICINA DE UR-
BANISMO DEL 
л MINISTERIO DE 
FOMENTO Y O-
BRAS PUBLICAS 
JUNTA NACIO­
NAL DE LA 
VIVIENDA 
(JNV) 4 
OFICINA NA­
CIONAL DE 
PLANAEMIENTC 
< URBANO 
(ONPU) 
BUREAUCRATIC DELEGATION SECTORALIZATION 
Annex 1 Relevant Institutions for urban planning and housing programs 1945-
1990. Sources: Behnfeld, 1985, p. 73, Glückmann, 1988, p. 160, Schmidt, 1991, 
pp. 192-232. For figures, see below. 
Figures: Starting at Ministry of Police, the responsabilities of the informal housing 
were, in 10 steps, transferred to the municipalities, where it stayed. 
Symbols: Arrows signify the increasing influence on regionalized sectoral institutes 
by municipalities 
Translations and abbreviations (starting upper left): 
Oficina de Urbanismo del Ministerio de Fomento y Obras Públicas (Urban Planning 
Office of the Ministry of Agriculture and Public Works, OUMFOP), Cooperación 
Nacional de Vivienda (National Housing Cooperation, CNV), 
Oficina Nacional de Planeamiento Urbana (National Urban Planning Office, 
ONPU), 
Fondo Nacional de Salud y Bienestar (Nacional Fund of Health and Welfare, 
FNSB), 
Comisión para La Reforma Agraria y la Vivienda (Commission for Agrarian Reform 
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REVOLUTIONARY 
ARMED FORCES 
£1968-1980) 
BELAOTDE 
(1980-1985) 
GARCÍA 
(1985-1990) 
FIJIMQRI 
(1990- ) 
MINISTERIO DE 
KNEROÍA Y 
MINAS 
MINISTERIO DE 
ENERGIA Y 
М Ш А З 
(MEM) 
MINISTERIO DE 
ENESOÍA Y 
MINAS 
(MEM) 
MINISTERIO DE 
ENEROÍA Y 
M I N A S , 
(MEM) 
{55ста5к|55] 
JEÑATRUPERU j 
ELECTROPERU[ 
ENATRUPERU 
І ELECTROPERUl· 
rjENATRUPERU 
-HJ ELBCTROPERU j 
-í¡ ENATRUPERT) | 
OFICINA DE UR-
BANISMO DEI. 
MINISTERIO DE 
FOMENTO Y O-
r - Ç R A S P U a U C A S O 
Ц (OAHM) 91 
MINISTERIO DE 
TRANSPORTE Y 
COMUNICACIO­
NES 
(МТС) 
MINISTERIO DE 
TRANSPORTE Y 
í COMUNICACIO-
NES , 
(МТС) 
MINISTERIO DE 
VIVIENDA Y 
CONSTRUCCIÓN 
(МУС) 6 
MINISTERIO DE 
, VIVIENDA Y 
Τ CONSTRUCCIÓN 
(МУС) 
MINISTERIO DE 
VIVIENDA Y 
CONSTRUCCIÓN 
(МУС) 
MINISTERIO DE 
VIVIENDA, 
< TRANSPORTE Y 
COMUNICACIO­
N E S ( M V T C ) 
A N D 
CENTRALIZATION 
DECONCEN­
TRATION 
R E O I O N A L I -
ZATION 
PRIVATI­
ZATION 
and Housing, CARH), Fondo Nacional (National Fund), Junta Nacional de laVivien-
da (National Housing Board, JVC), Ministerio de Energía y Minas (Ministry of 
Mining and Energy, MEM), Empresa Nacional de Transporte Urbano (National 
Urban Transport Firm, ENATRUPERÚ), Empresa de Electricidad del Perú (National 
Electricity Firm, ELECTROPERÚ), Servicio Nacional de Capacitación para la 
Industria de la Construcción (National School Service for Construction Industries, 
SENICO), Servicios de Parques (Public Garden Service, SERPAR), Empresa de 
Saneamiento (Health Firm, ESA), Empresa de Administración de Inmuebles (Firm of 
Real Estate Administration, EMADI), Oficina para el Desarrollo de los Pueblos 
Jóvenes (National Office of Young Town Development, ONDEPJOV), Sistema 
Nacional de Apoyo a la Movilización Social (National Social Mobilisation Support 
System, SINAMOS), Consejo de Reajuste de los Precios de la Construcción (Com-
mittee of Regulating Construction Costs, CREPO), Consejo Nacional de Tasaciones 
(National Interest Counsil, CNT), Patronato Nacional del Parque de las Leyendas 
(National Trust of Parks and Monuments, PATRAL), Servicio Nacional de Abasteci-
414 
miento de Agua potable y Alcantarillado (National Service of Water and Sewage, 
SENAPA), Empresa Nacional de Edificaciones (National Building Firm, ENACE), 
Instituto National de Investigación y Normalización de la Vivienda (Nacional 
Institute of Housing Studies and Regulations, ININVI), Instituto Nacional de 
Desarrollo Urbano (National Institute of Urban Development, INADUR). 
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Appendix 4: The neighbourhoods Ciudad de Dios and Ciudad Mi 
Trabajo 
The oldest peripheral neighbourhood studied, Ciudad Mi Trabajo, was 
established after the earthquake of 1958. At a distance of about four 
kilometres from the inner city, and with help of governmental 
organisations, this neighbourhood was constructed to serve as an alterna-
tive for central location, the 1960 earthquake only speeding up the 
construction of the neighbourhood. 
In the early 1980s, construction works started in the other peripheral 
zone, Ciudad de Dios. Mainly initiated, coordinated and organized by 
owner-occupants in so-called asociaciones pro vivienda, a gradual build 
up of houses in the area started to take place (CEDER, 1991). During 
the last decade, the neighbourhood, being a part of the larger residential 
zone Cono Norte, became one of the most important alternatives for 
(future) peripheral housing in Greater Arequipa. 
The choice of comparing the inhabitants of these two particular 
peripheral neighbourhoods with the tugurio-inhabitants was connected 
with the fact that they form two extremes of the low-income housing 
segment in Arequipa: an old and fairly consolidated neighbourhood and 
a recent and still very 'unfinished' one. These 'physical' characteristics 
are illustrated in Chapter 5. Another important starting-point, discussing 
the various aspects of the here considered low-income segments of the 
housing market, is the fact that we compare renter-occupants with 
owner-occupants (see also Table 5.11). While the majority of the tugurio 
population rent their dwelling, in both peripheral neighbourhoods 
ownership is the most frequent form of tenure. 
In both neighbourhoods the survey was conducted in the month of 
June. Like in the tugurios the main themes centred around residential 
mobility within Greater Arequipa, housing conditions, household compo-
sition and economic position. Even the students, most of whom had also 
helped us with the interviews in the tugurios, mentioned the poorness of 
the inhabitants of Ciudad de Dios in comparison with the tugurios 
inhabitants but especially in comparison with the inhabitants of Ciudad 
Mi Trabajo. 
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Figure A.3.1 Ciudad Mi Trabajo (Source: Cadastra de Arequipa, 1990) 
417 
LOS MILAGROS 
Figure A.3.2 Ciudad de Dios (Source: Cadastra de Arequipa, 1990) 
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Acronyms 
APRA Alianza Popular Revolucionaria Americana; 
American Popular Revolutionary 
Alliance, 
AUPA Asociación de Urbanizaciones Populares de Arequipa; 
Association of Popular Neighbourhoods of Arequipa 
ВШ Banco Interamericano de Desarrollo; 
Interamerican Development Bank, 
BHA Banco Hipotecario de Arequipa; 
Mortgage Bank of Arequipa, 
BNV Banco Nacional de la Vivienda; 
National Housing Bank, 
CEDER Centro de Estudios para el Desarrollo Regional; 
Study Centre for Regional Development, 
CORDEA Corporación de Desarrollo Económico Arequipa; 
Corporation for Economic Development 
of Arequipa 
EAP Economicly Active Population 
EMADIPERU Empresa de Administración de Inmuebles de Perú: 
Firm of Real Estate Administration in 
Peru, 
ENACE Empresa Nacional de Edificaciones; 
National Company of Buildings, 
FJO Fondo Nacional de Jubilación Obrera; 
National Fund of Retired Workers, 
FONAVI Fondo Nacional de la Vivienda; 
National Fund for Housing. 
INADUR Instituto Nacional de Desarrollo Urbano; 
National Institute of Urban Development, 
INC Instituto Nacional de Cultura; 
National Institute of Culture, 
INE Instituto Nacional de Estadística: 
Nacional Bureau of Statistics 
INEI Instituto Nacional de Estadística e Informática; 
National Bureau of Data and Statistics 
IRCA Instituto Regional de Cultura de Arequipa; 
Regional Institute of Culture of Arequipa, 
Ш Izquierda Unida; 
United Left 
JRDA Junta de Rehabilitación y Desarrollo de Arequipa; 
Rehabilitation and Development Assem-
bly of Arequipa, 
JNV Junta Nacional de la Vivienda; 
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MTE 
MVC 
ONPU 
PIA 
PLANDEMET 
SEDAPAR 
UCSM 
UNSA 
National Housing Organisation, 
Ministerio de Trabajo y Empleo; 
Ministery of Work and Employment, 
Ministerio de Vivienda y Construcción; 
Ministry of Housing and Construction, 
Officina National de Planificación e Urbanismo; 
National Office of Planning and Ur-
banism 
Parque Industrial de Arequipa; 
Industrial Park of Arequipa, 
Plan de Desarrollo de Lima Metropolitana; 
Urban Development Plan for Greater 
Lima 
Sociedad de Agua Potable y Alcantarillado de 
Arequipa; 
Water and Sewage Company of Arequipa, 
Universidad Católica de Santa María; 
Catholic University of St Mary 
Universidad Nacional de San Agustín; 
Catholic University of St August 
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Glossary 
adobe 
apriste 
asentamiento 
humano marginal 
or As. Hum. Mar. 
asociación 
de vivienda 
artesanía 
auto construcción 
auto-financiado 
autovaluo 
barrio obrero 
barriada 
callejón 
campesino 
casa independiente 
casa quinta 
casa subdividida 
casa tomada 
cercado 
chacra 
chicha 
conventillo 
corporación 
pro vivienda 
conjunto residencial 
complejo comercial 
commité vecinal 
costa 
cuadra 
cuenca 
curtiembre 
Ciudad Vieja 
corralón 
decreto ley 
decreto supremo 
derecho de retracto 
Sun dried 'bricks' made from mud and straw. 
Member, or follower, of the APRA-party. 
Marginal human settlement 
Housing association. 
Craft shop or workshop for crafts and tradespeople. 
Unconventional housing construction where the occupants 
control layout, size, etc. of construction and usually do a 
large part of the work themselves. 
Building exploitation system by which some of the future 
occupants pay all costs of construction. 
Tax based on the value of the property. 
Literally, neighbourhood for labourers. 
Generic term for Gow income) peripheral neigbourhoods. 
Rental building with entrance off a narrow (dead-end) street 
Peasants or (very) small scale farmers. 
Individual house, mostly inhabited by one family. 
House surrounded by (large) garden. 
Large single family house constructed either in colonial era or 
the early republican era which was subdivided to serve as 
rental accomodation. 
Literally, taken house. Term for squatted buildings located in 
the inner city 
Central district within a city. 
Agricultural plot close to the city. 
Maize beer. 
Literally, cloister. Equivalent of tugurios. 
Housing association. 
Residential clusters in the form of flats. 
Market place, mostly located on the edge of the inner city. 
Neighbourhood committee. 
Dry coastal area in Peru. Often fog-bound. 
Block of land. 
River valley. 
Tannery, sometimes in combination with small craftshop. 
Old city (of Montevideo). 
Rented dwelling located on the patio. 
Regulation introduced without prior referring to parliament 
Regulation introduced with previous approval of parliament 
Literally, right of appeal. Within rent legislation pointing to the 
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edificio deteriorado 
galena comercial 
guano · 
guerrillero 
hacienda 
inquilinato 
inquilino 
invasión 
LMMI 
lote con servicios 
lote tizado 
manzana 
mesón 
núcleo básico 
oligarquía 
palomar 
paquetazo 
Paceños 
patio 
pensión 
playa 
Plaza de Armas or 
Plaza Mayor 
Pueblo Joven 
puna 
quechua 
quincha 
recibo 
reducción 
Sendero Luminoso 
selva 
sierra 
sillar 
tenants right of the first option in case of a sale of the rental 
building. 
Deteriorated building. 
Shopping mall. 
Bird dropping used as manure. Guano was found in large con-
centration on the small island close to Lima from where it 
was exported to Europe. 
Guerilla. 
Large agricultural or live slock estate. 
Rent. 
Tenant. 
Semi-legal or illegal occupation of land or settlement. 
Legal Monthly Minimum Income. 
Site and service. Housing site with provision of basic 
services: water and electricity. 
Site without services. 
Block or cuadro. 
Literally, inn. Colonial building presently serving as rental 
accomodation 
Housing unit with only the most elementary of services. 
The oligarchy; influencial group of colonial hiers, foreign 
immigrants and local industrials largely controlling the export 
based economy in Southern Peru at the turn of the century. 
Literally, pigeon house. Name of a (large) colonial house now 
in use as rental accomodation. 
Policy package 
Inhabitants of La Paz 
Courtyard within a large (colonial) house. 
'Hotel' functioning as an integral part of the private rental 
sector in the inner city, 
Carpark. 
Main, and mostly centrally located, square in cities of Latin 
America. 
Literally, young towns. Generic name for peripheral settle-
ments. 
Alpine savanna or grassland. 
Name of an indegenous indian group and their language. 
Wooden frame filled with mud and straw serving as building 
wall. Half timbered wall. 
Receipt. 
Colonial indigenous settlement close to the larger cities. 
The Shining Path. 
(Rain) forest area. 
Mountain area. 
Vulcanic white sediment mined on the slopes of the Misti and 
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solar 
solar 
sole 
sunt 
tambo 
trabajador 
independente 
used as a building material. 
Large colonial building which, in course of time, developed 
into rental accomodation, usually having two floors. 
One fourth of a manazana (block), in use 
for housing, in colonial time. 
Peruvian unit of currency until 1987. 
Mountain regions between 3000m and 4500m. 
Inn in which, at the turn of the century, short term lodgings 
which were gradually replaced by those with a more perma-
nant character 
Independent worker. Generic term for workers in the informal 
sector. 
Generic term for deteriorated rental houses 
Deteriorated rental house, originally built to serve as rental 
accomodation. 
tugurio por proceso Deteriorated former one family house, now in use as rental 
accomodation 
Literally, tugurio on the roof. Rental shacks on a (flat) 
roof. 
Housing unit in a flat. 
tugurio 
tugurio por origen 
tugurio de azotea 
unidad vecinal 
urbanización 
clandestina 
urbanización 
popular 
urbanización 
tradicional 
urbanizador 
vecindad 
vivienda alquilada 
vivienda individual 
yungas 
zona monumental 
Illegal peripheral neighbourhood. 
Overall term for peripheral settlement for the lower income 
classes. 
Conventionally constructed peripheral neighbourhood. 
Settler in peripheral neighbourhood. 
Rental neighbourhood. 
Room(s) within a rental house. 
House occupied by one family. 
Forest or jungle regions in the eastern foothills of the Andes. 
Area in which monuments of historic and architectural value 
are guarded and protected. 
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SAMENVATTING EN CONCLUSIES 
Inleiding 
Deze studie beschrijft de ruimtelijke en sociaal-economische kenmerken 
van bewoners in multi-familiaire huurhuisvesting of tugurios in de 
binnenstad van Arequipa en analyseert de historische ontwikkelingen 
van deze particuliere huursector. De auteurs geven daarbij antwoord op 
de vraag welke karakteristieke kenmerken de bewoners hebben en hoe 
hun situatie beïnvloed wordt door hun eigen gedrag en dat van andere 
actoren, т.п. huiseigenaren en overheid, actief in de binnenstad. 
Deze centrale vraag is gesplitst in drie samengestelde onderzoeksvra­
gen: 
1. Wat is het algemene beeld in de literatuur over de binnenstedelijke 
multi-familiaire huursector in Latijns Amerika? Wat zijn de belang­
rijkste karakteristieken van de Peruaanse modernisering en urbanisatie 
en hoe voltrok zich de historische en ruimtelijke ontwikkeling van de 
stad Arequipa? 
2. Wat zijn de fysieke omstandigheden in de binnenstedelijke 
huurhuizen in Arequipa, de sociaal-economische en vestigingsfactoren 
van de tugurio bewoners en in welke mate bestaat er bij hen een wens 
tot verbetering of verhuizing? Hoe verhouden deze kenmerken van 
tugurio bewoners zich tot de bewoners van de perifere wijken? 
3. Wat is de generale historische context van de ontwikkelingen in de 
tugurios en welke rol spelen de eigenaren daarin. Welke specifieke 
tugurio politiek is er geïmplementeerd door de lokale of nationale 
overheden. Wat zijn de gevolgen van deze drie elementen op de kwanti-
teit en kwaliteit van de huurhuizen in het centrum van Arequipa? 
Na een summiere weergave van de wijze waarop het onderzoek is uitge-
voerd geven de auteurs hierna de belangrijkste bevindingen uit het 
onderzoek weer. 
Methodologie 
Het onderzoek is uitgevoerd in de Zuid-Peruaanse stad Arequipa, 
gelegen aan de voet van een aantal vulkanen. De stad telde in 1990 
ongeveer 650.000 inwoners, waarvan de helft woont in perifere buurten 
die gekenmerkt worden door een laag voorzieningenniveau op allerlei 
terrein. 
De belangrijkste redenen om juist deze stad te kiezen waren enerzijds 
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de specifieke stedelijke kenmerken van de stad (binnen de context van 
Latijnsamerikaanse steden een secundaire stad met een snel expanderen-
de perifere zone) en anderzijds de reeds aanwezige kennis en bekend-
heid van de onderzoekers met deze stad (doctoraal veldwerk in 1985). 
De inventarisatie van de aanwezige multi-familiaire huurhuizen 
(d.w.z. bewoond door meer dan drie families) in de binnenstad leverde 
een 100-tal cases op waarvan er vervolgens 43 zijn geselecteerd. Al 
deze tugurios (Castiliaans equivalent voor slecht onderhouden en 
centraal gelegen huurhuizen) zijn bezocht en de wonende families 
geënquêteerd. 
De thematische, nationale en regionale context 
Hoofdstuk 1 geeft kort de wetenschappelijke relevantie van de studie 
aan. De overweldigende invloed van de theorie van Turner heeft ertoe 
geleid dat т.п. in het huisvestingsonderzoek in Latijns Amerika sterk 
de nadruk ligt op perifere wijken; veel onderzoek is gericht op eige­
naar-bewoners en veel minder op huurders. 
De drie volgende hoofdstukken geven een overzicht van de thematische, 
nationale en regionale achtergronden van de tugurios in de binnenstad 
van Arequipa. 
Uit hoofdstuk 2 blijkt dat het fenomeen van multi-familiaire huurhui­
zen nog volop voorkomt in de meeste grote steden van Latijns Amerika. 
Deze huurhuizen zijn in de verschillende landen bekend onder 
verschillende namen, waarbij tugurios en conventillos de meest bekende 
zijn. 
Voor wat betreft de eigendomsvorm, de fysieke conditie van de 
gebouwen en het niveau van de woonvoorzieningen lijken de situaties in 
de meeste steden erg op elkaar, hoewel er kleine verschillen zijn. Voor 
wat betreft de aantallen bewoners en de ligging zijn de verschillen 
tussen de diverse steden veel groter. In La Paz zijn de tugurios hoofd­
zakelijk gelegen langs de rand van de binnenstad, in Lima en Buenos 
Aires door de gehele binnenstad. Terwijl de tugurio populatie slechts 
één procent van de bewoners van La Paz vormt, bedraagt zij 21% van 
de stadsbewoners in San Salvador. Ook in sociaal-economisch opzicht 
zijn de verschillen aanzienlijk: terwijl de meerderheid van de bewoners 
van Mexico-city en La Paz kunnen worden gekarakteriseerd als 
'consolidators' volgens het Turner model, is de sociaal-economische 
samenstelling van de huurders in de Ciudad Vieja van Montevideo veel 
minder eenduidig. 
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Dit beeld van parallellen en verschillen wordt nogmaals duidelijk aan 
de hand van de twee voorbeelden: Lima en Montevideo. In beide steden 
zijn er specifieke situaties ten aanzien van de huur en huurgewoonten. 
Ook zijn de verschillen tussen de typen van huurhuisvesting niet onaan­
zienlijk. In Montevideo is voornamelijk door politieke factoren (afschaf­
fing van de huurwetgeving) een belangrijke Логе/markt ontstaan, die 
functioneert als vervanger van de voormalige conventillos. De fysieke 
achteruitgang van de tugurios in de hoofdstad van Peru is evident en 
vormt geen punt van discussie. Lima kent echter geen hotelmarkt. Een 
actieve politiek ten aanzien van de stedelijke kern in Montevideo vormt 
een verklaring voor deze verschillen, die zowel de kwaliteit als de 
kwantiteit van de huurhuizen beïnvloedde. Dit in tegenstelling tot Lima, 
waar gebrek aan interesse van de staat en de stedelijke elite een door-
slaggevende factor is. Eén politiek thema lijkt in ieder geval dezelfde 
uitwerking te hebben: de huurpolitiek. Zowel in Montevideo als in Lima 
leidde de huurwetgeving tot een (grotere) verkrotting van de multi-
familiaire huurhuisvesting. 
Hoofdstuk 3 schetst de nationale ontwikkelingen van Peru vanaf 
1900. De Peruaanse modernisatie kenmerkt zich door een hoge mate 
van dualiteit, tegenstelling en crisis. Dit ondanks, of misschien wel 
dank zij, het (experimentele) gebruik in de loop van deze eeuw van ver-
schillende economische modellen. Het exportmodel, het import-sub-
stitutie model, de interveniërende staat op zoek naar een gemengde 
economie en de recente en aarzelende terugkeer naar de orthodoxe 
economie resulteerden geen van alle in een evenwichtige groei naar 
meer integratie en ontwikkeling. 
Speciale aandacht kregen de processen van migratie en urbanisatie. 
Vanaf de vroege jaren '60 leidt de groeiende bevolking en de massale 
trek naar de (kust)steden tot een grote stijging van de urbanisatiegraad 
in Peru. De verschillende modellen en strategieën bleken niet in staat 
adequaat te reageren op deze groei. De veranderingen in aantallen en de 
relatieve distributie van de bevolking over het land zorgden ervoor dat 
de belangrijkste problemen zich concentreerden en manifesteerden in de 
grotere steden. Behalve dat Lima zich ontwikkelde tot een 'primate city' 
van extreme proporties, groeide ook de zuidelijk gelegen stad Arequipa 
uit tot de tweede grootste stad van het land. 
Hoofdstuk 4 beschrijft het tweede deel van de regionale achtergrond, 
waarbij de nadruk ligt op de historische en specifieke ruimtelijke 
ontwikkeling van Arequipa. Voornamelijk op basis van de export van 
wol ontwikkelde zich in het zuiden van Peru een regionaal economisch 
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en commercieel systeem dat op zijn hoogtepunt was tussen 1870 en 
1920. Tijdens de groei en ontwikkeling van dit systeem bleek Arequipa 
in staat een dominante positie te verwerven als het belangrijkste 
transfer- en accumulatiepunt. Vanaf de jaren '20 vond echter een 
geleidelijke desintegratie van deze exporteconomie plaats, waardoor ook 
de ontwikkelingen in de stad stagneerden, vooral tussen 1940 en 1960. 
Als gevolg van een aantal parallelle ontwikkelingen (zoals het steeds 
verder verzwakken van de dominante positie van de stad in het zuiden 
van Peru, een periode van extreme droogte die de hooglanden teisterde 
en een tweetal aardbevingen) werd industrialisatie gezien als het middel 
tot herstructurering. Ondanks het initiële succes van deze strategie en de 
start van drie grootschalige ontwikkelingsprojecten, waren de prikkels 
onvoldoende voor verdere groei en diversificatie van de stedelijke in-
dustriële economie tijdens de jaren '70 en '80. De commerciële sector, 
in hoge mate geïnformatiseerd en qua invloed steeds meer beperkt tot 
het stedelijk gebied en het departement, is samen met de 
overheidssector de belangrijkste vorm van de stedelijke werkgelegen-
heid. 
De aantallen migranten afkomstig uit Puno en Cuzco leidden tussen 
1940 en 1955 niet tot een snelle groei van de urbane bevolking, omdat 
de vestiging werd gecompenseerd door vertrek. Daardoor was de 
gemiddelde jaarlijkse bevolkingsgroei tussen 1940 en 1960 de laagste 
van alle grotere steden met uitzondering van Cuzco. Wel voltrok zich in 
deze periode een 'switch' in de origine van de stadsbewoners. In de 
jaren '60 'explodeerde' de bevolkingsgroei met groeicijfers van boven 
de 6% per jaar. Dit was voor een belangrijk deel het gevolg van 
vestiging en een veel lager vertrek; beide in combinatie met een grotere 
natuurlijke groei. In de jaren '70 daalde de bevolkingsgroei en in het 
volgende decennium nam de groei nog verder af. Momenteel ligt de 
groei rond de 3,5 % per jaar. 
Vóór 1955 was de bevolking hoofdzakelijk geconcentreerd in de drie 
centrale districten, hoewel kleine uitbreidingen van niet-conventionele 
behuizing in de periferie al waren begonnen. Aan het einde van de jaren 
'50 kon de traditionele huizenmarkt niet langer voorzien in goedkope 
woningen als gevolg van de natuurlijke groei en de groeiende stroom 
immigranten. De lage inkomensgroepen oriënteerden zich daarom 
massaal op de alternatieve niet-conventionele huizenbouw in de 
periferie. Als gevolg hiervan werd de huizenmarkt verdeeld in 
marginale nederzettingen, de zogenaamde Asentamientos Humanos 
Marginales, en de in alle opzichten beter uitgeruste en gereguleerde 
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traditionele nederzettingen. In de binnenstad ontstond hetzelfde patroon: 
multi-familiaire huurhuizen en traditionele appartementen en huizen van 
eigenaar-bewoners. 
Het groeiende aantal marginale wijken leidde tot een grote 
ruimtelijke expansie in de periferie van de stad. Deze voltrok zich wijk 
voor wijk in de jaren '60 en '70. Vanaf 1980 wees de gemeente grote 
woongebieden aan die snel geürbaniseerd zijn onder de nieuwe condities 
van planning en stedelijke expansie. Het ruimtelijk patroon van kleine 
uitbreidingen maakte dus plaats voor grote en snelle uitbreidingen. 
Anders dan in vele grote steden van Latijns Amerika hadden deze 
uitbreidingen niet tot gevolg dat er belangrijke nieuwe stedelijke centra 
ontstonden. 
De conclusies met betrekking tot de eerste set van onderzoeksvragen 
kunnen als volgt worden samengevat: 
- De beschikbare informatie over huurhuizen in Latijns Amerika geeft 
de noodzaak aan van gedetailleerde case-studies om een actueel en 
totaalbeeld van de binnenstedelijke huursector te krijgen. Gelet op de 
verklaringen voor de kwaliteit en de kwantiteit van tugurios wordt die 
noodzaak alleen nog maar groter. 
- Binnen de nationale context van Peru zijn urbanisatie en migratie de 
meest fundamentele 'revoluties' die zich hebben voorgedaan sinds de 
eeuwwisseling. Het voorzien in adequate huisvesting voor de groeiende 
stedelijke bevolking is slechts één van de eminente problemen. 
- De specifieke historische en ruimtelijke ontwikkelingen van Arequipa, 
speciaal de functionele aspecten en de rol van migratie op de totale 
bevolkingsgroei, leidden ertoe dat de stad verschilt van bijvoorbeeld de 
grotere hoofdsteden van Latijns Amerika inclusief Lima. De middelgro-
te schaal en de dominantie van de commercieel-administratieve 
werkgelegenheid confronteerden de binnenstad met andere ruimtelijke 
processen: de binnenstad bleef het economisch centrum van de stad 
terwijl er geen andere centra tot ontwikkeling kwamen. 
De binnenstad en tugurios, hun bewoners en hun toekomst. 
De hoofdstukken 5, 6 en 7 concentreren zich op de beschrijving van 
tugurios en hun bewoners. Tevens wordt hun positie vergeleken met 
kenmerken van twee perifere wijken en hun bewoners. 
Hoofdstuk 5 geeft de ligging, beschrijft de fysieke dimensies en de 
verschillende typen van binnenstedelijke huurhuisvesting in Arequipa. 
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Tïigurios liggen voornamelijk in de stedelijke overgangszone tussen 
centrum en periferie, waarvan de functionele ontwikkelingen 
uiteenlopend zijn. Sommige gedeelten van deze overgangszone 
ondergaan een proces van tertiairisering waarbij de woonfunctie wordt 
geëlimineerd. In twee gebieden, het noordelijke gedeelte van de 
binnenstad en het gedeelte op de linker oever van de Chili rivier, 
vormen de ontwikkelingen geen directe bedreiging voor het 
voortbestaan van de tugurios. Dit zijn stabiele of stagnerende gebieden 
die significant verschillen van de twee andere gebieden: het zuidelijke 
gedeelte van de binnenstad en het gebied rondom de San Camilo markt. 
In het eerste gebied heeft het reconstructie-project Nicolás de Piérola 
niet geleid tot een complete verdwijning van de tugurios, terwijl andere 
ontwikkelingen in het tweede gebied minimaal zijn en tot nu toe niet 
geleid hebben tot bedreiging. 
Hoewel erg bekend, zijn de tambos niet het meest voorkomende type 
van binnenstedelijke huurhuisvesting. De meeste tugurios zijn óf 
casonas òf edificios deteriorados, terwijl tugurios de azotea en 
corralones in bijna alle gevallen voorkomen. De callejón is een relatief 
onbekend verschijnsel in Arequipa. 
De letterlijke betekenis van tugurio, hut of krot, karakteriseert deze 
vorm van behuizing op een juiste manier. De resultaten van het inef-
ficiënt gebruik van verschillende bouwmaterialen en het grote aantal 
half afgebouwde onderkomens op de binnenplaatsen en op daken recht-
vaardigen het gebruik van deze negatieve beschrijving. De grootte, het 
aantal kamers en het niveau van de voorzieningen komen grotendeels 
overeen met de door de auteurs gehanteerde definitie: ze zijn gering, 
c.q. van een laag niveau. 50% Van de huishoudens beschikt slechts 
over één kamer en 60% moet tevreden zijn met minder dan 30 m2. Met 
betrekking tot de voorzieningen is de situatie complexer. Enerzijds 
kookt de meerderheid van de huishoudens hun maaltijd in een eigen 
keuken, anderzijds zijn de sanitaire voorzieningen overwegend 
communaal (66.5%). Leidingwater is minimaal beschikbaar (zeker 
binnen de 'woningen') of zelfs helemaal afwezig. Citaten in paragraaf 
5.3. maken duidelijk dat het karakter van de tugurios niet erg is veran-
derd. In de jaren '90 verschilt de situatie niet noemenswaardig van die 
in 1945-1958. 
Vergelijking van de binnenstedelijke huurhuisvesting met twee 
perifere wijken maakt één ding direct duidelijk: voor wat betreft alle 
fysieke aspecten is de situatie in Ciudad Mi Trabajo de beste. Wegen, 
stoepen en andere voorzieningen zijn in ruime mate aanwezig. Ciudad 
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De Dios daarentegen bevestigt het beeld van een recent gestichte 
perifere wijk. De huishoudens in dit noordelijk gedeelte van de stad 
moeten tevreden zijn met het kleinste huis, met een zeer rudimentaire 
constructie en met niet bestaande of inadequate voorzieningen 
(elektriciteit, drinkwater en riolering). Maar door het continue proces 
van 'self-help' zal de situatie in de toekomst verbeteren. Wijken als 
Ciudad De Dios zullen snel de tugurios overtreffen, gegeven de niet 
veranderende situatie in de tugurios. Omdat er echter steeds nieuwe 
wijken worden bijgebouwd, zullen de verschillen met perifere wijken 
niet snel verdwijnen. 
In hoofdstuk 6 verschuiven de auteurs de aandacht naar de 
kenmerken van de huishoudens in de tugurios. In het eerste deel komen 
de omstandigheden van urbaan-rurale migratie en vorige residentiële 
lokaties van de hoofden van taguno-huishoudens in Arequipa aan bod. 
De meesten van hen zijn afkomstig van buiten Arequipa. De migranten, 
maar ook de autochtone hoofden van huishoudens, verhuisden naar de 
huurhuizen van de binnenstad in het vroegste stadium van de familiecy-
clus of als kind, hoewel vrijgezellen zeker niet afwezig bleken. Het 
voordeel van de centrale ligging was de meest genoemde reden van 
verhuizing naar de huurhuizen. De toestroom naar de tugurios was 
divers: gedurende alle vier voorafgaande decennia kwamen er nieuwe 
bewoners bij. Zelfs in de jaren '80 vormde het aantal migranten dat 
zich direct van het platteland in de huurhuizen vestigde een groot 
aandeel van de in dat decennia aangekomen bewoners. De auteurs 
constateren dat er geen bewijs voor extreme verzadiging van de 
binnenstad van Arequipa is, hoewel ze wel variatie voor de 
verschillende delen van de stad signaleren. De auteurs benadrukken dat 
ongeveer 66% van alle hoofden van huishoudens in de tugurios nooit 
buiten de binnenstad van Arequipa heeft gewoond. 
In het tweede deel van dit hoofdstuk presenteren de auteurs verschil-
lende huishoudenskenmerken om variabelen te vinden die kunnen 
worden verbonden aan een hoge bewoningsdichtheid. Een groot aantal 
items passeert de revue: de gemiddelde leeftijd van het hoofd van het 
huishouden (44 jaar), de samenstelling van het huishouden (53% 
behoort tot het standaard kerngezin, 27% behoort tot de zogenaamde 
groothuishoudens), de werkgelegenheidsstructuur (45% van de hoofden 
is informeel werkzaam), het inkomensniveau (37% van de huishoudens 
verdient minder dan 100 $ per maand) en de eigendomsvormen en huur 
(78% van de reguliere huurders betaalt minder dan 5% van het 
huishoudbudget aan huur). In een vierkantsvergelijking wordt met een 
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set variabelen de variantie in bewoningsdichtheid verklaard. Het 
resultaat is een aangepaste R2 van 47%. De verschillende variabelen in 
dit model demonstreren dat in 75% van de gevallen extreme 
bewoningsdichtheid kan worden voorspeld. Op deze manier zijn 
verschillende variabelen herkend die van belang zijn bij het identificeren 
van huishoudens voor speciale beleidsdoeleinden. 
Vergelijking van de kenmerken van de bewoners van de tugurios met 
die van bewoners in de twee perifere wijken levert interessante 
overeenkomsten en verschillen op. Ten tijde van het betrekken van de 
woning waren er weinig verschillen in leeftijd en andere kenmerken, 
behalve het feit dat eigendom expliciet genoemd werd bij de bewoners 
van de perifere wijken als reden voor (her)locatie. Residentiële 
verplaatsingen in de bewoner-eigenaar wijk Ciudad Mi Trabajo zijn 
significant lager dan in de tugurios. Zeer waarschijnlijk doet deze lage 
mobiliteit zich ook voor in Ciudad De Dios. Het verschil in werkge-
legenheid en inkomensniveaus was tussen de twee perifere wijken het 
grootst. Net zoals het geval was in de vergelijking van de fysieke 
kenmerken hebben de tugurios een middenpositie. De twee perifere 
wijken kunnen beschouwd worden als twee polen van het continuüm 
van lage inkomenswijken. 
Hoofdstuk 7 bestudeert verdere kenmerken van de huishoudens in de 
huursector. In dit hoofdstuk worden de evaluatie door de respondenten 
van hun huidige woonplaats en de aanwezigheid, effectiviteit en doelen 
van bestaande huurdersorganisaties besproken. Ook zaken betreffende 
toekomstige verhuizingen krijgen aandacht. Net zoals het geval was 
blijkens een eerdere studie van de auteurs in 1985, is de meerderheid 
van de respondenten ontevreden met hun behuizing. Algehele 
ontevredenheid en met name de grootte van het huis zijn de meest 
genoemde argumenten. Degenen die tevreden zijn met hun behuizing 
refereerden vooral aan aspecten van de centrale locatie. 
Georganiseerde acties om de wooncondities te verbeteren zijn zeld-
zaam. Er is slechts een klein groepje bewoners die deze manier prefe-
reert. De meeste bewoners weten niets van het bestaan van een huurder-
organisatie of zijn ontevreden met hun activiteiten. De onbekendheid 
met en het gebrek aan steun aan georganiseerde actie verklaren de 
auteurs door het onzekere karakter van de huurhuisvesting, het type 
activiteiten van de organisaties en het gebrek aan succes. De relaties 
tussen de bewoners vormen ook een verklarende factor. 
De meeste respondenten die willen verhuizen refereren aan 
ontevredenheid met de woning. Relatering van deze wens tot verhuizing 
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aan sociaal-economische variabelen levert geen significant verband op. 
Bijna 50% van degenen die willen verhuizen heeft reeds de beschikking 
over een stuk grond. Hierbij zijn veelal informele relaties gebruikt om 
de onroerend goed-markt te verkennen. Het feit dat de meeste eigenaren 
al sinds 1980 een stuk grond in eigendom hebben en de motieven 
genoemd om nu nog niet op deze nieuwe plek te wonen leiden tot de 
conclusie dat de tugurio bewoners deze investeringen doen ter 
vergroting van hun bestaanszekerheid. Ook degenen die nog aan het 
zoeken waren naar alternatieve huisvesting zijn voor een groot deel 
mensen die eerder verklaarden niet te willen verhuizen. Het feit dat 
25 % van de actief-zoekenden de onroerend goed-markt in de binnenstad 
prefereert draagt bij tot de twijfel of deze tugurio bewoners de 
huurhuizen wel echt op korte termijn willen verlaten. 
Al met al merken de auteurs op dat de bewoners niet erg actief zijn 
in het verbeteren van hun huidige wooncondities en tegelijkertijd ook 
niet geneigd zijn hun huurhuis te verlaten wanneer daartoe geen drin-
gende noodzaak is. Mede hierdoor zal de verhuissnelheid in de toe-
komst niet hoger zijn dan in het verleden (althans gelet op de motieven 
van de huurders). 
Vergelijking van het niveau van organisatie van de tugurio bewoners 
met dat van de twee perifere wijken levert grote verschillen op. Er is 
echter één belangrijke overeenkomst tussen de organisaties in de drie 
woonsegmenten: ze zijn niet erg populair bij de verschillende bewoners-
groepen en hebben in veel gevallen hun doelen niet bereikt. Nadere 
beschouwing van de potentiële verhuizingen maakt duidelijk dat de 
meeste eigenaar-bewoners willen blijven wonen, in Ciudad Mi Trabajo 
vanwege de geconsolideerde status van woonwijk en huis en in Ciudad 
De Dios vanwege de pas verworven eigendomsstatus. 
De conclusies met betrekking tot de tweede set van onderzoeksvragen 
worden als volgt samengevat: 
- In de tugurios zijn de fysieke condities beneden alle redelijk peil. Een 
situatie die duidelijk verband houdt met het grote aantal mensen per 
woning. 
- De hoofden van huishoudens zijn voor een belangrijk deel werkzaam 
in de informele sector van de binnenstad en de tugurios huishoudens 
behoren duidelijk tot de lagere inkomenscategorieën. 
- De helft van de hoofden van huishoudens wil verhuizen en dit vormt 
op zich al een verklaring voor het lage organisatieniveau en het magere 
enthousiasme tot verbetering van de wooncondities in hun tugurio. 
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- De twee perifere wijken kunnen worden gezien als twee uiteinden van 
het continuüm van lage inkomenswijken. Binnen dit continuüm nemen 
de tugurios een middenpositie in op bijna alle aspecten die de auteurs 
hebben onderzocht. 
De historische context, eigenaren en de staat. 
Hoofdstuk 8 geeft een overzicht van de oorsprong en de ontwikkeling 
van de tugurios, de hoofdstukken 9, 10 en 11 zijn gewijd aan meer 
specifieke factoren uit hoofdstuk 8. De auteurs verduidelijken in dit deel 
de politieke factoren die de aantallen huurhuizen in de binnenstad van 
Arequipa beïnvloedden, zonder overigens voorbij te gaan aan de 
individuele opties en motivaties van de tagimoeigenaren. 
Hoofdstuk 8 beschrijft hoe de meeste huurhuizen ontstonden in het 
tweede deel van de vorige eeuw toen de binnenstad een fundamentele 
verandering onderging als gevolg van haar nieuwe economische positie. 
De constructie van tugurios por origin en ook de evolutie van de 
tambos en casonas naar huurhuizen (tugurios por proceso) vonden 
plaats in deze context van specifieke functionele, technische, ruimtelijke 
en demografische transformaties. De groei van het aantal huurhuizen 
was enkel het gevolg van acties van particuliere ondernemers; het lokale 
bestuur bemoeide zich niet met de huisvestingsproblemen van de lage 
inkomensgroepen. De kwaliteit van de tugurios, die slecht was vanaf 
het begin, kreeg weinig aandacht van de autoriteiten, hoewel de lokale 
kranten regelmatig publiceerden over de problemen en slechte sanitaire 
voorzieningen. 
In de periode tussen 1920 en 1956 bereikte de binnenstad haar 
huidige grenzen en onderging zij meer fundamentele veranderingen. Als 
gevolg van het vertrek van de rijken nam het aantal beschikbare 
huurwoningen toe, terwijl ook de economische ontwikkelingen rondom 
de San Camilo markt en de toenemende industrialisering van de linker 
oever leidden tot de bouw van nieuwe tugurios por origin. Het lokale 
bestuur richtte zich slechts op de vergroting en fatsoenering van de stad 
en de gedeeltelijke reconstructie van het Casa Rosada-complex, de enige 
politieke ingreep van betekenis voor wat betreft de huurhuis vesting. 
De aardbevingen van 1958 en I960 resulteerden in een onmiddellijke 
afname van het aantal huurhuizen. Ook de politiek volgend op deze 
rampen leidde tot verdere teruggang en afbraak van huurhuizen. 
Behalve deze twee factoren resulteerde ook het tertiairiseringsproces in 
een verdere teruggang van de aantallen huurhuizen in het centrum van 
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Arequipa. Sinds de jaren '70 lijkt het erop alsof het aantal tugurio 
woonruimten zich stabiliseert. Dit is enerzijds het gevolg van het feit 
dat de renovatie, nodig door de aardbevingen, is voltooid en anderzijds 
de huurwetgeving en de Monumentenzorg werden aangescherpt en 
uitgebreid. 
Vanaf 1985 groeit de druk op huurhuizen door allerlei projecten 
bedoeld ter revitalisatie en 'upgrading' van de binnenstad. Dat dit 
proces zich slechts zeer langzaam voltrekt is niet alleen het gevolg van 
de wetgeving door de plaatselijke Monumentenzorg. De huurwetgeving, 
de verslechterende economische situatie in Peru en de uitputting van de 
middelen van de regionale instituten en de gemeente hebben hierop ook 
een belangrijke invloed gehad. 
Zoals gezegd bleef het aantal huurhuizen in de binnenstad na 1975 
min of meer gelijk. Helaas geldt dit ook voor de kwaliteit van de 
tugurios. Het beleid, de projecten en andere maatregelen door diverse 
actoren, hebben een negatieve invloed gehad op het onderhoud en de 
aanpassing in deze huizen. 
Hoofdstuk 9 beschrijft de introductie van de Peruaanse huurwetten en 
de wijze waarop deze zich ontwikkelden tot een uitgebreide huurwetge-
ving in een drietal periodes. 
Tussen 1938 en 1952 waren de wetten een reactie op de ontevreden-
heid over de snelle huurstijging in Lima. Zij boden geen integrale 
oplossing voor alle problemen. Behalve dat de problemen slechts 
gedeeltelijk werden opgelost, werden de wetten ook nog slecht nage-
leefd. Hoewel de intenties van de wet pro-huurder waren, konden de 
eigenaren in de praktijk vaak doen wat ze wilden. Wel leidden de 
dalende huuropbrengsten tot een stop op de bouw van nieuwe 
huurhuizen en het onderhoud aan oudere. In de periode tussen de jaren 
'52 en '68 verloren de politici hun interesse in de huurhuisvesting en 
toepassing van de bestaande wetgeving. 
Wet nummer 21938 uit 1978 werd ingevoerd in een periode dat de 
staat zocht naar structurele oplossingen voor sociale problemen: 
huisvesting vormde een belangrijk onderdeel hiervan. De wet was inder-
daad de lang verwachte, alles omvattende huurwet die voorheen los van 
elkaar staande elementen probeerde te combineren. Ook de uitvoering 
ervan werd strikter gecontroleerd. De redenen voor dit grote 
onderscheid liggen in de politieke sfeer van die periode en in een be-
paalde mate van emancipatie van de huurders, die zich realiseerden dat 
zij door de wet tegen de willekeur van de eigenaren werden beschermd. 
In de derde periode (1985-1991) kwam voornamelijk aanvullende 
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wetgeving tot stand die haar oorsprong vond in de daling van de huren 
als gevolg van inflatie. De aanvullingen handhaafden de huurprijzen niet 
structureel maar functioneerden op ad hoc basis. De aanpassingen van 
de huurprijzen waren echter veelal onvoldoende om de verliezen in 
reële inkomsten te compenseren: ook in 1990 betaalden de huurders nog 
extreem lage huren. De regering van Fujimori introduceerde uiteindelijk 
een structurele oplossing voor de huurniveaus maar deze wordt in de 
praktijk niet toegepast. 
Hoofdstuk 10 beschrijft de positie en motivatie van de tugurio 
eigenaren en hun plannen voor de toekomst. De eigenaren in Arequipa 
zijn zeker niet een urbane oligarchie zoals hun collega's in Lima of 
Mexico-city. Net zoals in La Paz heeft de meerderheid van de eigenaren 
slechts één tugurio. Ook andere variabelen, zoals de lokatie van hun 
woonhuis, hun beroep en de afhankelijkheid van de huur, wijzen in de 
richting van kleinschalig tugurio bezit. 
Bij de eigenaren heerst een algemeen gevoel van ontevredenheid of 
onverschilligheid; de lage huuropbrengsten vormen hiervoor een belang-
rijke verklaring. Verschillende voorbeelden en vergelijkingen illustreren 
dat de huuropbrengsten laag zijn. Speciaal voor erfgenamen zijn de 
individuele huuropbrengsten onbelangrijk, omdat deze over velen 
verdeeld moeten worden. De ontevredenheid blijkt ook uit de vele 
slechte relaties tussen eigenaren en huurders. Deze situatie beïnvloedt 
natuurlijk ook de kwaliteit van het leven in de tugurios, omdat zij leidt 
tot onvoldoende onderhoud en reparaties, voorzieningen en goede 
sociale relaties. De auteurs merken op dat de verpaupering van de 
tugurios ook wordt veroorzaakt door de manier waarop huurders 
omgaan met hun huis en de wijze waarop zij hun woning verbouwen. 
Het wekt dan ook geen verbazing dat de meerderheid van de eige-
naren, de kopers in het bijzonder, niet het voornemen hebben om de 
woningen te blijven verhuren. Met name deze eigenaren hebben 
specifieke plannen ontwikkeld voor de naaste toekomst: ze denken aan 
parkeerparken, kleine winkelgalerijen en koophuizen. De plannen van 
de erfgenamen zijn veelal minder omlijnd. De auteurs stellen dan ook 
dat het gebrek aan betrokkenheid met de tugurio en de vage plannen 
dienaangaande niet zullen leiden tot een snelle afbraak van de tugurios 
in Arequipa. Daarnaast zijn er ook andere factoren te noemen die het 
voortbestaan van tugurios aannemelijk maken, zeker in de naaste 
toekomst. In de eerste plaats zijn veel gebouwen eigendom van meer 
dan één persoon, waardoor het proces van modernisering en afbraak 
bemoeilijkt wordt. Op de tweede plaats beschermt wet nummer 21938 
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de huurders. Zoals duidelijk bleek uit drie cases wordt functie-
verandering opgehouden door langdurige rechtszaken russen eigenaren 
en bewoners: in één geval sleept de zaak al meer dan zeven jaar! 
Samenvattend constateren de auteurs dat het niet voor de hand ligt dat 
de tugurio woonruimte snel zal afnemen in de naaste toekomst, hoewel 
nieuwe huurhuisvesting zeker niet gebouwd zal worden. 
Hoofdstuk 11 gaat in op de binnenstedelijke reconstructieprojecten. 
Om de neergaande spiraal in de wooncondities te keren werd een 
publiek reconstructieproject overwogen. Het was op zijn minst bedoeld 
als voorbeeld van 'upgrading' van huurhuizen. Vanaf het begin was dit 
reconstructieproject niet geïntegreerd in een bredere politiek van 
renovatie en verbetering en bleef het project voornamelijk een soort 
soloproject, bedoeld om de tugurios van Casa Rosada en Castillo de 
Diablo te saneren. Mogelijke combinaties met andere middelen tot 
renovatie, 'upgrading' en reconstructie van huurhuizen werden veron-
achtzaamd. 
Tijdens de planning van het reconstructieproject vonden er verande-
ringen plaats in de doelstellingen: de originele huurders zouden niet 
langer profiteren van de reconstructie en tevens werd het project 
beperkt tot slechts één (hoewel de grootste) tugurio. De uitvoering van 
het project Nicolás de Piérola, zoals het is genoemd, werd gekenmerkt 
door discontinuïteit tengevolge van onvoldoende financiële middelen en 
frequente managementwisselingen. Deze werden tijdens het laatste 
decennium vergezeld van juridische problemen. Op het moment lijkt het 
project te verzanden in een nieuwe lange periode van uitstel (of zelfs 
afstel). 
De langzame implementatie van de verschillende fases had een sterk 
negatief effect op de omliggende blokken bestemd voor toekomstige uit-
breidingen: hier heeft meer dan dertig jaar geen enkel onderhoud of 
reparatie plaats gevonden. Hier bereikt het project dus precies het 
tegenovergestelde van zijn doel. 
De reconstructie kreeg gestalte door de bouw van moderne 
huizenblokken. In fase 1, 2, 3 en 4 werden slechts 603 'turn-key' 
woningen gebouwd (dus gemiddeld 23 per jaar). De oorspronkelijke 
huurders van Casa Rosada werden verplaatst naar nieuwe huizen in de 
periferie. Dit leidde, in combinatie met verschillende toegangsdrempels, 
tot een slechts geringe invloed van het project op de woonomstan-
digheden in de tugurios in het centrum. Slechts ongeveer de helft van 
de huidige bewoners van het nieuwbouwproject is afkomstig uit de 
binnenstad (huurhuizen of andere woningen). Samenvattend stellen de 
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auteurs dat de oorspronkelijke bewoners van Casa Rosada werden 
vervangen door meer bemiddelde sociale strata die significant 
verschillen van de (huidige) tugurio bewoners. 
De reconstructie van Castillo De Diablo zoals voorgesteld in 1964 is 
niet uitgevoerd. Niet in laatste instantie omdat zowel de bewoners als de 
autoriteiten hun interesse verloren. Doordat de plannen niet werden 
uitgevoerd verpauperden de huurhuizen op de linker oever met de 
zelfde snelheid als andere huurhuizen in de binnenstad. De meest 
recente pogingen tot reconstructie en renovatie van dit gebied - uit 1989 
- werden in gang gezet door een overstroming die plotseling de 
kwetsbaarheid van de huizen demonstreerde. Ook nu vormde de trits 
onteigening, mogelijke herplaatsing en reconstructie het antwoord. 
Bewoners en eigenaren protesteerden tegen de plannen, omdat zij 
verwachtten uit de binnenstad verdreven te worden. Anders gesteld, het 
voorbeeld van Nicolás de Piérola heeft waarschijnlijk het geloof in 
verbetering geschokt en daarmee de geloofwaardigheid van de totale 
nieuwbouwpolitiek ondermijnd. 
De conclusies met betrekking tot de informatie in de hoofdstukken 8 tot 
en met 11 worden als volgt samengevat: 
- De kwantitatieve en kwalitatieve ontwikkeling van de huurhuizen in 
Arequipa is gradueel van karakter. Alleen natuurlijke oorzaken hebben 
geleid tot een plotselinge verandering in aantallen. Daarnaast zijn er 
twee belangrijke politieke elementen die de huurhuizen in de binnenstad 
hebben beïnvloed: de huurwetten en de renovatiepolitiek. 
- De toepassing van wet nummer 21938 en de onvoldoende aanpassing 
van de huurniveaus werken in het financiële voordeel van de huurders 
en in het nadeel van de eigenaren. Deze situatie beïnvloedt vooral de 
kwaliteit van het wonen in tugurios, omdat zij leidt tot onvoldoende 
onderhoud, reparaties, voorzieningen en goede sociale relaties. 
- Het is duidelijk dat er een bepaalde mate van tweeslachtigheid bestaat 
aangaande het argument dat reconstructie slechts kon plaats vinden door 
het aantrekken van meer bemiddelde inwoners. De auteurs stellen dat 
hoofdzakelijk publieke middelen zijn aangewend om de minder 
bemiddelde leden van de samenleving te verwijderen uit de binnenstad. 
Als gevolg van het mislukken van de reconstructie, in meer dan één 
opzicht, is het enthousiasme van de huidige tugurio bewoners voor 
reconstructie afwezig of afwijzend. 
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Voorstellen en richtlijnen voor toekomstige strategieën. 
De auteurs concluderen dat de multi-familiaire huursector in de binnen-
stad van Arequipa te karakteriseren valt door een bijna afwezige kans 
tot verbetering van de woonomstandigheden. Dit terwijl multi-familiaire 
huurhuizen een groot gedeelte van de lage inkomensgroepen van het 
centrum onderdak verschaffen. Drastische maatregelen zijn nodig om 
een en ander ten goede te keren. Welke aspecten zijn in de gegeven 
context belangrijk voor huurders, eigenaren en de overheid? 
- Verbetering van de wooncondities in de binnenstedelijke multi-famili-
aire huurhuizen kan alleen gerealiseerd worden wanneer de particuliere 
en publieke huurhuisvesting een plaats krijgt binnen een integrale 
planning van de ontwikkelingen in de binnenstad. Immers, grote 
aantallen huidige huurders zijn afhankelijk van het centrum als 
'werkplaats'. 
- Gezien het grote aantal rechtszaken tussen huurders en eigenaren, 
eigenaren onderling en huurders onderling, en de langdurige rechtsgang 
ligt versimpeling van de juridische procedures voor de hand. Betere 
voorlichting over de rechten en plichten van de huurders en eigenaren is 
al een stap vooruit. Daarnaast kunnen een betere controle op de 
bestaande wetgeving en de invoering van een standaard huurcontract op 
relatief simpele wijze verbetering brengen in de relaties tussen huurders 
en eigenaren. 
- De belangrijkste wenselijke verandering, zeker gezien de structureel 
neerwaartse ontwikkeling van de woonkwaliteit en de 
leefomstandigheden, is een verhoging van de (reële) huurprijzen. De 
meest logische en voor de hand liggende manier in deze is liberalisatie 
van de bestaande huurplafonds. De meerderheid van de lage 
inkomensgroepen in het centrum dient meer van hun inkomen aan 
wonen te spenderen. Het loslaten van de huurprijsregulering past in de 
nationale politiek van economische liberalisatie, de reductie van 
subsidies, etc. 
- Het sterkste argument voor het loslaten van de huurprijsregelingen is 
het feit dat de langdurige politiek van de overheid om de huurprijzen te 
beperken juist heeft geleid tot slechtere woonomstandigheden in de 
particuliere huursector. De huurprijsplafonds vormen zeker voor de 
eigenaren een obstakel om voor adequate huurhuisvesting te zorgen. 
- Benadrukt moet evenwel worden dat de huren niet in een keer, van de 
ene op de andere dag, mogen worden vrijgelaten. Een dergelijke stap 
leidt tot een sterke en plotselinge stijging van de huurprijzen, met alle 
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nadelige gevolgen vandien. De negatieve gevolgen van zo'n stap zijn 
geïllustreerd aan de hand van het voorbeeld van Montevideo. Daarom 
ligt het voor de hand een dergelijke stap te faseren. Dit op basis van 
een vaste standaardverhoging en onder specifieke tijdscondities. Het 
aanbieden van een (meerjarig) tijdspad is goed voor de huurders en de 
verhuurders omdat zo'n lange termijn planning zicht geeft op zowel 
kosten als baten lang voordat de werkelijke betalingen noodzakelijk zijn. 
- Een ander belangrijk aspect dat aandacht vraagt in relatie tot de 
liberalisatie van de huurprijzen is het verschil in structuur van de 
huurhuisvesting in de verschillende steden. De situatie verschilt niet 
alleen in de diverse landen, maar ook binnen Peru komen aanmerkelijke 
verschillen voor. Om slechts een voorbeeld te geven: de binnenstad van 
Arequipa is nog steeds het economisch centrum van de stad terwijl dit 
voor Lima in veel mindere mate geldt. Daarom pleiten de auteurs voor 
een liberalisatie van de huurprijzen die is aangepast aan de specifieke 
eisen van de stad. Dit is niet onrealistisch, de invoering van de 
huurprijsmaxima in 1930 geschiedde immers ook op een dergelijke 
basis: eerst werden de huren in Lima bevroren en pas later gebeurde dit 
in de rest van het land. Implementatie van een nieuwe nationale politiek 
die per stad varieert komt beter tegemoet aan de onderlinge verschillen. 
Naast de eerder genoemde integrale planning, betere 
voorlichtingscampagnes, een graduele en gedifferentieerde liberalisatie 
van de huurprijzen zijn er nog andere mogelijkheden tot verbetering en 
vergroting van de huursector, idealiter gekoppeld aan het loslaten van 
de huurprijsmaxima. Vergroting en uitbreiding van het huursegment 
(particulier of publiek) is een andere denkbare nationale maatregel. 
Hierdoor kunnen tegelijkertijd de negatieve effecten van 
reconstructieprojecten voor bewoner-eigenaars worden bestreden, in het 
voordeel van de betreffende huurders. 
- Een andere mogelijkheid voor urbane politiek ter verbetering van de 
particuliere multi-familiaire sector is revitalisatie op tugurio basis. 
Binnen zo'n beleid kunnen bijvoorbeeld leningen aan eigenaren worden 
verstrekt op basis van aanbieding, verbetering en vergroting van de 
huuraccomodatie. Ook kunnen individuele belastingvoordelen worden 
verstrekt aan eigenaren van bestaande huurhuizen. Uiteraard moeten 
deze tegemoetkomingen binnen strikte en controleerbare voorwaarden 
worden toegepast. Financiering van 'upgrading' is op deze schaal veel 
beter te managen dan op de huidige grootschalige wijze. 
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This book deals with one specific kind of urban low income housing in Latin 
American cities: inner city rental housing. It is one of the first works that is 
entirely devoted to these tugurios as they are called in Peru and therefore 
forms a valuable complement to the existing body of literature. 
The study considers the characteristics of these tugurios by employing 
variables such as location, physical quality, level of services, size of 
accommodation and type of tenure. The socio-economic features, migration 
history and future and the judgment of the habitat of their inhabitants 
receive ample attention. Furthermore it is attempted to explain the present 
quantity and quality of inner city rent housing, and attention is directed at 
the (urban) history, policy and behaviour of the tugurios' proprietors. The 
book ends with some proposals for future policy on this widely ignored 
segment of the urban low income housing market. 
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